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The  Reeve  and  Members  of  Council, 

The  Chairman  and  Members  of  the  Planning  Board, 
The  Corporation  of  the  Township  of  North  York, 
5000  Yonge  Street, 

Willowdale,  Ontario. 


Dear  Sirs: 


We  submit  herewith  our  report  on  planning  and  development 
procedures  and  controls  under  the  terms  of  reference  of  March  1,  1963. 

In  summary,  these  terms  requested  us  to  review  procedures  and  make 
recommendations  with  the  object  of  establishing  effective  and  efficient 
methods  of  providing  for  the  continuation  of  a  high  rate  of  sound 
development,  while  maintaining  satisfactory  controls  to  protect  the 
interests  of  the  Township  and  its  residents.  The  full  terms  of  reference 
are  set  out  as  Appendix  I  to  our  report. 

Our  review  included  an  examination  of  all  aspects  of  planning 
and  development,  including  the  Official  Plan,  methods  of  implementing 
the  Plan,  administrative  organization  and  the  relationships  with  other 
government  bodies  and  agencies.  Public  hearings  were  held  to  receive 
briefs.  While  briefs  were  requested  from  any  interested  groups  and 
organizations  by  means  of  advertisements  and  letters,  only  three  were 
submitted. 


Our  review  and  our  report  have  been  made  with  the  assistance 
of  the  following: 

Professor  A.P.C.  Adamson,  of  the  School  of  Architecture, 
University  of  Toronto  -  Planning  consultant. 

Proctor,  Redfern,  Bousfield  &  Bacon  -  Planning 

consultants.  Messrs.  M.  J.  Bacon  and 

J.  R.  Bousfield  co-operated  on  the  assignment. 

D.M.  Treadgold,  Q.C.  of  the  firm  of 
Blackwell,  Hilton,  Treadgold  &  Spratt  - 
Barristers  and  solicitors. 

D.A.  Sloan  and  K.D.  Kirkham  of  Urwick,  Currie  Limited  - 
Management  consultants. 
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The  Reeve  and  Members  of  Council  Sheet  No.  -2-  date  Dec.  20,  63 


The  above  were  selected  on  the  basis  of  their  experience  and 
competence.  Professor  Adamson,  as  a  senior  member  of  his  profession  with 
wide  experience,  served  as  general  consultant. 

Our  recommendations  are  presented  in  the  first  section  of  the 
report  and  are  set  out  in  greater  detail  in  the  body  of  the  report, 
together  with  supporting  findings. 

We  are  confident  that  the  implementation  of  our  recommendations 
can  result  in  improvement  in  the  efficiency  and  effectiveness  of  planning 
and  development  procedures  and  controls.  Implementation  in  those  areas 
under  the  control  of  the  Township  can  be  accomplished  promptly  with  the 
support  and  direction  of  Council;  implementation  in  other  areas  will 
require  action  by,  and  the  co-operation  of,  other  government  bodies, 
principally  the  Ontario  government. 

We  wish  to  express  our  appreciation  of  the  assistance  and 
co-operation  freely  given  to  us  by  the  many  groups  and  individuals  whom 
we  met  in  the  course  of  our  review;  particularly  that  given  b>  the 
Planning  Director,  Mr.  J.K.  Curtis,  and  the  members  of  his  staff  and  by 
officials  of  the  Community  Planning  Branch,  the  Ontario  Municipal  Board 
and  the  Metropolitan  Toronto  Planning  Board. 

We  shall  be  pleased  to  discuss  the  report  with  you  and  to 
provide  further  details  if  required. 
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SECTION  I 

SUMMARY  OF  FINDINGS 


AND  RECOMMENDATIONS 


(1) 


I  -  SUMMARY  OF  FINDINGS  AND  RECOMMENDATIONS 


Our  principal  finding  is  that  the  Township  of  North  York,  faced  with  the  (1) 

problem  of  handling  approximately  20%  of  the  urban  development  of 

Ontario,  has  done  so  with  reasonable  efficiency.  An  evaluation  of  the 

past  growth  and  analysis  of  the  results  is  described  in  Section  IV 

hereof. 

Not  surprisingly,  however,  the  demands  on  the  time  of  the  Township  (2) 

Council  and  on  that  of  their  officials  have  hindered  the  necessary 

study  for,  and  the  introduction  of,  certain  administrative  changes  which 

can  facilitate  planning  and  development.  Also,  the  need  of  the 

Provincial  Government  to  legislate  for  and  to  supervise  the  operations 

of  municipalities  less  dynamic  than  North  York  may  have  hindered  it 

from  introducing  certain  legislative  changes,  which  changes  are  more 

desirable  to  North  York  than  to  the  generality  of  Ontario  municipalities. 

North  York  is  a  large,  diverse  and  rapidly  urbanizing  municipality  (3) 

without  rational  boundaries  and  with  an  electorate  therein  subject  to 

great  mobility  in  home  ownership.  We  believe  also  that  there  is,  not 

surprisingly,  a  lack  of  understanding  among  the  electorate  of  the 

purposes  of  zoning,  planning  and  subdivision  controls  as  practiced  in 

North  York,  despite  a  remarkably  thorough  program  of  public  relations 

and  a  system  of  public  information. 

We  find  that  problems  are  basically  due  to  an  inadequate  Official  Plan,  (4) 

the  multiplicity  of  government  bodies  and  organizations  which  are 
concerned  with  planning  matters,  and  over-elaborate  systems  and 
procedures . 

Their  effect  is  shown  most  forcibly  in  the  number  of  zoning  changes,  (5) 

which  is  excessive,  and  in  the  length  of  time  which  is  required  to 
process  the  various  applications  which  come  before  the  Planning  Board. 

We  believe  that  much  can  be  done  by  the  Township  and  by  the  Provincial  (6) 

Government  to  improve  planning  and  development  procedures  and  controls. 

Our  recommendations  are  presented  below.  In  the  body  of  our  report, 
these  recommendations  are  described  in  greater  detail  and  our  reasons 
for  making  them  are  given  , 

We  respectfully  recommend  :  (?) 

OFFICIAL  PLAN 

(a)  That,  when  completed,  the  Metropolitan  Official  Plan  be  used  as 
the  overall  guide  to  development  in  North  York.  At  that  time, 
the  existing  inadequate  Official  Plan  should  be  repealed. 


(2) 


(7)  (b)  That  the  Township  divide  its  area  into  Districts,  and  embark 

(cont'd)  immediately  on  the  preparation  of  a  series  of  District  Plans 

containing  detailed  development  proposals. 


(c)  That  the  District  Plans  be  formulated  in  co-operation  and 

consultation  with  the  staff  of  the  Metropolitan  Toronto  Planning 
Board  and  the  Community  Planning  Branch  of  the  Department 
of  Municipal  Affairs  and,  where  necessary,  adjoining 
municipalities . 


(d)  That  encouragement  be  given  to  ratepayer  groups*  to  organize 
in  such  a  way  that  each  district  will  have  a  continuing  and 
informed  local  citizen  body  available  for  service  to  the 
democratic  process. 


THE  ZONING  BY-LAW 

(a)  That  the  text  of  By-Law  #7  625  be  reviewed  when  the  revision 
of  the  Official  Plan  is  undertaken  in  order  that  its  regulations 
will  implement  satisfactorily  each  of  the  new  District  Plans. 

(b)  That  when  the  District  Plans  are  made  available  to  the  public  , 
appropriate  excerpts  from  the  Zoning  By-Law  implementing  the 
Plans  in  their  current  phase  be  attached  to  them. 

(c)  That  the  text  and  map  schedules  of  the  by-law  be  revised  in  such 
a  way  that  those  land  use  restrictions  which  are  currently  in 
force  in  undeveloped  areas  and  which  are  set  up  as  "holding 
zone"  restrictions  are  readily  understood  as  such  by  the  public. 
Thus,  as  each  phase  of  development  occurs,  the  public  will 
understand  that  holding  zone  restrictions  will  change  in 
accordance  with  policies  on  density,  set  out  in  the  District  Plans. 

(d)  That  "border"  problems  of  land  use  designation  and  density 
be  settled  where  possible  by  discussion  between  adjacent 
municipalities  but,  where  this  appears  impossible,  the  relevant 
Metropolitan  and  Provincial  agencies  be  required  to  arbitrate 

a  solution. 

(d)  That  the  regulations  for  land  use  be  set  out  in  the  zoning  by-law 
and  that  development  standards  be  formulated  on  the  basis  of 
pre-established  criteria,  general  guides  for  which  are  set  out 
in  paragraphs  98(a)  to  98  (j)  hereof. 


PLANNING  BOARD 


(3) 


(7) 

(cont'd) 


(a)  That  the  Township  recommend  to  the  Provincial  Legislature 
that  The  Planning  Act  be  amended  to  permit  those  municipalities 
which  so  desire  to  transfer  to  Council,  subject  to  the  approval 
of  the  Minister,  the  functions  now  vested  in  Planning  Boards. 

(b)  That,  provided  The  Planning  Act  is  amended  as  above,  the  Township 
consider  dispensing  with  the  Planning  Board  and  establishing  a 
Planning  Committee  of  Council  to  deal  with  planning  and  development 
matters . 

(c)  That  the  Township  recommend  to  the  Provincial  Legislature 
that  The  Planning  Act  be  amended  to  permit  Council,  v\foere  it 
assumes  the  functions  of  the  Planning  Board,  to  vest  in  a 
Committee  of  Adjustment  the  "consent"  functions  permitted  under 
section  26  of  The  Planning  Act. 

(d)  That  the  Township  recommend  to  the  Provincial  Legislature  that 
The  Planning  Act  be  amended  to  require  the  body  exercising  consent 
functions  pursuant  to  section  26  of  The  Planning  Act  to  give  reasons 
for  its  decision  and  to  operate  within  a  framework  of  clear  policies 
on  consents  as  may  be  set  out  within  a  comprehensive  Official  Plan. 

(e)  That  the  applicant  be  encouraged  to  do  more  to  resolve  differences  of 
ratepayer  opinion  before  matters  are  placed  before  the  Planning  Board 
or  Committee  of  Council. 

(f)  That  the  Planning  Department  endeavour  to  resolve  differences  of 
opinion  with  the  applicant  before  matters  are  placed  before  the 
Planning  Board  or  Committee  of  Council. 

(g)  That  if  the  Planning  Board  is  replaced  by  Council,  public  deputations 
be  heard  by  the  Planning  Committee  of  Council,  and  only  under 
exceptional  circumstances  should  they  be  heard  again  by  Council. 

(h)  That,  if  the  Planning  Board  is  continued,  a  policy  be  established  of 
having  it  support  its  recommendations  to  Council  with  reasons, 

(i)  That  the  practice  of  requiring  the  Planning  Department  to  give  the 
Planning  Board  or  to  the  Committee  of  Cbuncirrecommendations  on 
all  matters  be  re-established. 

(j)  That  the  Planning  Board,  or  any  other  body  which  makes  planning 
decisions,  work  within  a  well  considered  framework  which  can  be 
provided  only  by  a  comprehensive  Official  Plan. 


PLANNING  DEPARTMENT 


(4) 


(7) 

(cont*  d) 


Organization  - 

That  an  administrative  section  be  created  under  the  supervision  of 
an  Administrative  Assistant  to  the  Planning  Director  and  that  the 
section  be  given  responsibility  for  all  clerical  activities. 

Personnel  - 

(a)  That,  in  order  to  improve  job  satisfaction  and  reduce  staff 
turnover  : 

i)  more  recognition  be  given  to  the  importance  of  the 
technical  planning  staff  by  delegating  more  authority 
to  them,  so  that  their  authority  is  more  in  line  with 
their  responsibilities; 

ii)  the  position  of  the  technical  staff  be  elevated  by  the 

elimination  of  routine  clerical  details  from  the  position; 

(b)  That  supervision  and  planning  of  clerical  work  be  improved. 
Systems  and  Procedures  - 

(a)  That  systems  and  procedures  used  in  processing  applications 
be  improved  by  : 

i)  the  use  of  post  cards  and  mechanical  means  of  addressing 
in  connection  with  notices  of  public  hearings; 

ii)  the  use  of  dictating  equipment; 

iii)  the  use  of  mechanical  equipment  for  collating; 

iv)  the  more  efficient  use  of  printing  equipment. 

(b)  That  the  newly  created  administrative  section  be  responsible 
for  answering  all  inquiries  from  a  central  information  file 
and  that  tebhnical  staff  be  freed  from  answering  inquiries 
for  defined  periods . 

(c)  That  the  number  of,  and  time  spent  by,  staff  members  at 
Planning  Board  and  Council  meetings  be  reduced. 

(d)  That  duplication  in  file  status  records  be  eliminated  and 
that  they  be  combined  into  a  central  system. 


(5) 


(e)  That  file  maintenance  procedures  be  improved.  (7) 

(cont’d) 

(f)  That  report  reproduction  be  assigned  to  one  person  and 
that  the  numbers  of  reports  required  be  more  closely 
established  to  avoid  over-runs  and  second  runs. 

(g)  That  work  planning  and  scheduling  be  improved  by 
requiring  : 

i)  That  all  clerical  procedures  be  standardized  and 
that  target  times  for  all  jobs  be  established. 

ii)  That  all  clerical  work  be  planned  and  scheduled 
according  to  target  times  . 

iii)  That  target  times  for  the  various  steps  in  processing 
development  applications  be  established* 

iv)  That  applications  which  are  to  be  considered  at  Board 
meetings  be  scheduled  on  the  basis  of  target  times. 

This  will  require  correspondingly  a  scheduling  of 
work  in  other  departments  and  committees  of  Council, 

v)  That  a  status  report  which  emphasises  the  age  of 
the  files  be  developed. 

Office  lay-out  - 

That  office  lay-out  be  improved  by  sutable  partitioning  and  desk 
rearrangement . 

Processing  of  applications  - 

(a)  That  time  limits  for  receiving  information  from  applicants 
be  established  and  that  details  instructions  for  applicants 
be  compiled  which  will  set  out  necessary  procedures. 

(b)  That  time-limits  for  receiving  reports  from  other  departments 
and  government  bodies  be  established, 

(c)  That  committees  of  Council  delegate  responsibility  for 
resolving  administrative  and  technical  details  to 
department  heads,  wherever  possible,  within  limits  of 
established  policy. 

(d)  That  electronic  computers  be  used  for  checking  survey  plans. 


(6) 


(7) 

(contf  d) 


(e)  That  the  Legal  Department  process  sub-division  agreements 
before,  rather  than  after,  they  are  sent  to  the  applicant  for 
signature . 

(f)  That  draft  plans  of  sub-division  be  forwarded  to  the  Planning 
Department  and  to  the  Minister  at  the  same  time, 

(g)  That  the  dates  on  which  sub-division  plans  are  to  come 
before  the  Planning  Board  and  Council  and  the  dates  on 
which  Council's  recommendation  of  draft  approval  is  to 
be  sent  to  the  Metropolitan  Toronto  Planning  Board  be 
scheduled  on  the  basis  of  target  times. 

(h)  That  the  Minister  be  requested  to  amend  present  procedures 
in  respect  to  proposed  plans  of  subdivision  so  that  the 
Township  will  receive  copies  of  comments  of  all  other 
interested  government  bodies  and  agencies. 

(i)  That  zoning  amendment  applications  be  directed  to  the 
Planning  Department  immediately  on  receipt  in  the  Clerk's 
Department,  rather  than  being  referred  to  Council  first. 

(j)  That,  as  a  regular  practice,  capacity  and,  when  necessary, 
cost  information  of  services  required  be  requested  from  the 
Engineering  Department  at  the  time  of  its  first  report. 

(k)  That  in  order  to  improve  procedures  and  reduce  processing 
times,  tighter  scheduling  be  used,  time  limits  be  set  for 
receiving  information  from  applicants,  and  Committees  of 
Council  be  given  some  relief  from  deputations  by  giving 

the  Department  heads  more  authority  to  decide  matters  within 
parameters  of  policies  laid  down  by  Council. 

(l)  That  the  Minister  permit  official  comments  on  proposed 
amendments  to  the  Official  Plan  to  be  obtained  prior  to 
the  passage  of  the  amendment  by-law  by  Council,  and  that 
the  Minister  refrain  from  circulating  the  formally  adopted 
document  except  where  official  comments  are  not 
accommodated . 

(m)  That  applications  be  processed  to  the  point  of  endorsing 
the  deed  before  requiring  deposits. 

(n)  That  the  need  for  the  Sub-division  Section  to  process 
building  permits  be  eliminated  by  requiring  the  applicant 
to  submit  to  the  Building  Department  a  copy,  or  copies, 
of  his  survey  plan  or  deed  endorsed  by  the  Planning  Board 
at  the  time  of  consent,  together  with  a  receipt  for  moneys 
deposited . 


(7) 


(o)  That,  if  the  Planning  Department  continues  to  process  zoning  (7) 

inquiry  letters  and  land  use  licensing  applications ,  duplication  (contfd) 
of  checking  and  recording  be  eliminated. 

The  Applicant  - 

(a)  That  objections  to  applications  be  made  known  to  applicants 
as  soon  as  possible  in  order  to  avoid  delays, 

(b)  That  the  depositing  of  monies  required  as  a  condition  of 
agreements  be  deferred  as  long  as  possible  without  losing 
control  . 

(c)  That  applicants  be  encouraged  to  resolve  differences  with 
ratepayers  before  applications  come  before  the  Planning 
Board . 

Division  of  work  and  relationships  with  other  Township  Departments 

(a)  That  more  responsibility  be  delegated  to  the  Department 
heads  to  enable  them  to  deal  more  quickly  with  the 
administration  of  Township  affairs  within  clearly  definied 
policy  laid  down  by  Council,  thus  enabling  Committees  of 
Council  to  devote  more  time  to  policy  matters . 

(b)  That  consideration  be  given  to  the  creation  of  a  permanent 
position  in  the  organization  which  would  be  responsible  for 
the  co-ordination  of  the  activities  of  all  departments,  for 
the  supervision  of  a  systems  and  procedures  group  and  for 
other  functions . 

(c)  That  the  responsibility  for  processing  zoning  inquiry  letters 
and  land  use  licensing  applications  be  that  of  the  Building 
Department  rather  than  the  Planning  Department. 

(d)  That  the  Legal  Department  be  given  the  responsibility  of 
preparing  sub-division  agreements,  and  all  other  agreements. 

(e)  That  a  co-ordinating  committee  composed  of  appropriate 
department  heads  be  established  to  draft  the  Financial 
Plan . 

(f)  That  the  committee  be  chaired  by  the  senior  staff  co-ordinatOr  , 
if  such  a  position  is  created,  or  alternatively  by  the  Finance 
Commissioner , 

(g)  That  the  Planning  Department  Staff  be  enlarged  so  that  planning 
studies  can  be  carried  out  on  a  continuing  basis  by  personnel 
who  are  not  interrupted  by  work  on  current  applications. 


(8) 


(7) 

(cont' d) 


(h)  That  consultants  be  retained  only  where  special  technical 
skills  are  required,  where  short  term  services  are  needed, 
or  where  appropriate  experience  would  be  useful  in 
setting  up  a  planning  programme  to  be  carried  out  by 
permanent  staff. 

RELATIONSHIPS  OF  THE  NORTH  YORK  PLANNING  BOARD 

AND  PLANNING  DEPARTMENT  WITH  OTHER  ORGANIZATIONS 


Community  Planning  Branch  - 

(a)  That  the  Planning  Department  staff  visit  the  Community 
Planning  Branch  to  discuss  Township  development 
generally,  and  amendments  and  proposed  amendments  in 
particular,  and  attempt  to  prevent  misunderstanding  and 
delays  in  the  processing  of  applications. 

(b)  That  the  Zoning  Section  of  the  Community  Planning  Branch 

be  requested  to  amplify  its  comments  to  the  Ontario  Municipal 
Board  in  respect  to  by-laws,  so  that  misunderstanding  between 
the  Township,  the  Zoning  Section  and  the  Ontario  Municipal 
Board  may  be  eliminated  as  far  as  possible. 

(c)  That  the  Township  discuss  with  the  Community  Planning 
Branch  methods  of  simplifying  the  administrative  procedures 
in  respect  to  sections  28(5)  ,  (8)  ,  (9)  ,  and  (10)  of  The 
Planning  Act  and  take  steps  to  place  before  the  Provincial 
Government  recommendations  for  the  amendment  of  the  Act  - 

i)  to  redefine  "public  purposes"  as  "park  purposes",  but 
not  the  maintenance  thereof; 

ii)  so  that  the  dedication  of  land  is  based  not  on  area  of 
land  but  on  the  population  density  proposed  on  the 
land  in  question . 

(d)  That  the  Minister  require  all  persons  and  agencies  to  whom 
a  plan  of  sub-division  is  circulated  to  send  a  copy  of  their 
comments  to  the  Township,  that  such  persons  be  requested 
to  discuss  problems  directly  with  the  Township  in  order  to 
save  time  and  eliminate  duplication  of  work,  and  that 
subdivision  processing  channels  be  revised  as  shown  on 
Plate  No.  2  hereof. 


Ontario  Municipal  Board  - 


(9) 


(7) 

(cont' d) 

(a)  That  the  Township  recommend  to  the  Provincial 
Legislature  that  section  30(9)  of  The  Planning  Act  be 
amended  to  permit  by-laws  passed  pursuant  to  section 
30  to  come  into  force  without  the  approval  of  the 
Ontario  Municipal  Board,  but  with  avenues  of  appeal 
similar  to  those  set  out  in  respect  to  decisions  by  a 
Committee  of  Adjustment  under  section  3  2(12)  of  the  Act. 

(b)  That  the  Township  recommend  to  the  Provincial  Legislature 
that  section  28(7)  of  the  Planning  Act  be  amended  to  permit 
a  part  of  a  proposed  plan  of  sub-division  to  be  referred  to 
the  Ontario  Municipal  Board. 

(c)  That  the  Township  recommend  to  the  Provincial  Legislature 
that  legislative  changes  be  made  to  permit  a  plan,  or  part 
of  a  plan,  to  be  sent  back  to  the  Minister  for  final 
approval  pursuant  to  section  28(13)  after  a  decision  in 
respect  to  disputed  matters  has  been  handed  down  by  the 
Ontario  Municipal  Board. 

Central  Mortgage  and  Housing  Corporation  - 

(a)  That  developers  be  encouraged  to  send  copies  of  plans 
to  C.  M.H.C.  at  the  same  time  that  they  submit  their 
application  to  the  Minister  and  to  the  Township,  and  there¬ 
after  discuss  the  plan  with  Corporation  officials. 

(b)  That  the  Township  request  comments  from  the  Corporation  at 
an  early  stage  in  the  processing  of  plans. 

(c)  That  the  Planning  Department  staff  meet  with  officials  of 

C.  M.H.C.  to  settle  general  principles  of  design  upon  which 
each  may  work . 

Township  Ratepayers  - 

That  the  public  relations  programme  be  directed  toward  promoting  : 

(a)  A  more  objective  approach  by  ratepayers  to  new  development 
proposals; 


(b) 


public  understanding  of,  and  support  for,  the  District  Plans. 


(10) 


(7) 

(cont'd) 


RECOMMENDATIONS  ARISING  FROM  EVALUATION  OF  PAST 

GROWTH  AND  ANALYSIS  OF  RESULTS 


(a)  That  prior  to  finalization  of  the  Metropolitan  Toronto  Official 
Plan,  the  general  distribution  of  industrial  areas  in  North  York 
be  reviewed. 

(b)  That  the  provision  of  major  roads  supplementary  to  the  basic 
network  of  lot  and  concession  roads  be  reviewed  and  the 
results  incorporated  into  the  District  plans. 

(c)  That  secondary  school  sites  be  provided  for  in  the  District 
Plans  commensurate  with  new  enrolment  estimates. 

(d)  That  in  future,  real  priority  be  afforded  a  continuing  process  of 
re-appraisal  of  the  District  Plans  which,  together,  will  comprise 
the  Township  Official  Plan. 

(e)  That,  in  neighbourhood  design  : 

(i)  sole  access  to  high  density  blocks  be  not  provided  via 
streets  flanked  by  low  density  units; 

(ii)  the  alignment  and  continuity  of  streets  be  closely 

related  to  their  function  as  collectors,  sub-collectors,  or 
exclusively  access  to  property; 

(iii)  cul-de-sac  streets  be  not  discouraged. 

(f)  That  visual  improvements  such  as  centre-boulevarded  streets, 
and  underground  wiring  be  encouraged  by  the  reduction  in 
servicing  requirements  elsewhere. 

(g)  That  continuing  support  be  offered  to  efforts  to  reduce  or 
replace  street  signs  by  other  measures. 

(h)  That  projecting  signs  be  progressively  eliminated  from  major 
business  streets. 

(i)  That  the  Township  continue  to  encourage  good  architectural 
design,  rather  than  to  seek  means  to  establish  architectural 
control  by  legislation,  and  awards  for  good  design,  with  appropriate 
publicity  be  instituted. 

(j)  That  harmonious  relationships  between  buildings  be  promoted  by  : 

(i)  three-dimensional  outline  schemes  prepared  by  the 
Township  planning  staff; 

(ii)  close  liaison  with  C.M.H.C.  on  the  control  of  elevations 
on  standard  residential  streets. 


SECTION  II 


BACKGROUND 


(11) 


II  -  BACKGROUND 


1  •  INTRODUCTION 

The  Township  of  North  York,  in  the  past  17  years,  has  experienced  a  phenom-  (8) 

enal  development,  having  grown  from  a  population  of  30,000  in  1946  to 
approximately  300,000  in  1963.  There  is  every  reason  to  believe  that  this 
growth  will  continue,  reaching  an  estimated  population  of  625,000  sometime 
between  197  5  and  1980. 

More  explicitly,  the  rate  of  development  can  be  expressed  in  terms  of  (9) 

applications  processed  for  plans  of  subdivisions,  zoning  amendments,  land 
divisions  and  relief  from  by-laws  for  minor  variances  .  The  number  of 
applications  in  each  category  over  the  past  3  years  is  shown  in  the  following 
table  together  with  comparative  figures  for  Scarborough  and  Toronto  Township. 


Type  of  Document  Processed 

North  York 

Scarborough 

Toronto  Twp 

1962 

1961 

1960 

1962 

1961  1960 

1962 

1961 

1960 

Subdivision  Plans 

23 

27 

35 

9 

11 

23 

13 

26 

26 

Land  Division  Applications 

228 

205 

258 

236 

199 

235 

111 

221 

309 

Zoning  Amendment  Applications 

124 

123 

162 

103 

101 

83 

45 

58 

56 

Committee  of  Adjustment 
Application 

523 

540 

417 

101 

69 

55 

211 

188 

174 

Number  of  Lots 

2810 

2243 

789 

1525 

748 

904 

750 

511 

929 

The  following  table  compares  the  level  of  activity  in  North  York  with  that  of  (10) 

the  Province  as  a  whole. 

Type  of  Document  North  York  Province 


1962 

1961 

1960 

1962 

1961 

1960 

Plans  of  Subdivision  Received 

14 

17 

35 

531 

671 

859 

Zoning  Amendment  Applications 

124 

123 

162 

1021 

838 

598 

Committee  of  Adjustment  Applications 

523 

540 

417 

2808 

2611 

2072 

To  give  some  logical  direction  to  this  development,  the  North  York  Official 
Plan  was  prepared  by  the  North  York  Planning  Board  shortly  after  the 
Board’s  formation  in  1946  and  was  approved  by  the  Minister  of  Planning 
and  Development  in  1948.  Implementation  of  the  Official  Plan  and  the 
control  of  land  use  was  accomplished  with  the  enactment  of  the  compre¬ 
hensive  zoning  By-Law  #7625  on  June  25,  1952.  This  by-law,  revised 
by  a  number  of  amendments,  is  still  in  use  today. 

Because  of  the  high  level  of  development,  North  York’s  inter-departmental 
relations  and  relations  with  developers  and  provincial  authorities  are 
important.  The  ra  ture  and  frequency  of  these  relations  create  complex 
problems  in  the  organization  and  administrative  functions  in  the  Planning 
Department  and  other  related  departments.  The  bodies  and  organizations 
concerned  with  planning  and  development  are  described  in  the  following 
paragraphs . 


2.  PLANNING  BOARD 

(a)  Composition 

The  Planning  Board  consists  of  nine  members ,  three  of  whom  are 
members  of  Council  including  the  Reeve  who  is  an  ex-officio  member. 
The  other  six  members  are  selected  and  appointed  by  Council  for  three 
year  terms ,  so  arranged  that  one  third  of  their  number  retires  each 
year. 

(b)  Function 

Under  the  terms  of  The  Planning  Act,  the  Planning  Board  acts 
primarily  as  an  advisory  board  to  Council  on  matters  dealing  with  the 
planning  and  development  of  the  Township.  It  studies  and  recommends 
on  matters  which  relate  to  the  physical,  social  and  economic  well¬ 
being  of  the  Township.  In  addition  to  its  primary  function  of 
preparing  and  maintaining  an  up-to-date  official  plan,  it  also  makes 
recommendations  to  Council  on  future  proposals,  development  applica¬ 
tions  and  all  matters  referred  to  it  by  Council. 

Although  in  the  main  the  Planning  Board  plays  the  role  of  an  advisory 
board  there  is  one  exception.  In  the  case  of  division  of  land, 
pursuant  to  section  26  of  The  Planning  Act,  the  Board  may  decide 
whether  an  applicant  may  subdivide  and  convey  or  mortgage  a  part 
of  his  land  by  metes  and  bounds  . 

(c)  Meetings 

In  performing  its  function,  the  Planning  Board  meets  usually  once 
every  two  weeks .  At  each  meeting  the  Board  considers  : 


(16) 

(cont'd) 

i  i)  the  representation  of  the  applicant  or  his  agent, 

iii)  public  deputations  in  favour  of  or  against  applications. 


(13) 


i) 


staff  reports  on  applications, 


3.  THE  PLANNING  DEPARTMENT 

The  Planning  Act  states  that  a  Planning  Board  "may  engage  such  employees  and  (17) 
consultants  as  is  deemed  expedient"  .  The  North  York  Planning  Board  appoints 
a  Secretary-Treasurer  who  is  also  the  Planning  Director  and  the  head  of  the 
Planning  Department. 

However,  members  of  the  Planning  Staff  are  in  fact  employees  of  the  Township  (18) 

and  thus  their  primary  responsibility  would  appear  to  be  to  Council  rather 

than  to  the  Planning  Board.  The  line  of  responsibility  is  not  formally  established. 

(a)  Organization  (19) 

Although  no  organization  chart  exists  as  such,  we  concur  with 
Mr.  J.K.  Curtis,  the  Planning  Director,  that  the  Planning 
Department  is  organized  according  to  the  chart  shown  on 
Appendix  VI. 

In  July  1963,  the  Department,  with  a  complement  of  27  employees,  (20) 
was  divided  into  six  sections  : 

i)  Zoning , 

ii)  Subdivision,  including  land  division, 

iii)  Committee  of  Adjustment, 

iv)  Long  term  planning  , 

v)  Architectural  control ,  and 

vi)  Drafting . 

(b)  Function  (2 1) 

The  Planning  Department  through  the  Director  is  responsible  to 
the  Planning  Board  for  the  carrying  out  of  all  studies,  processing 
Of  development  applications  and  the  preparation  and  presentation 
of  tfie  associated  reports.  In  the  processing  of  applications, 
the  Planning  Department  acts  as  a  collector  of  information  from 
various  sources  including  other  Township  departments,  and 
departments  of  other  government  bodies  concerned  with  planning. 


(14) 


(21) 

(cont'd) 


The  Planning  Department's  effectiveness  in  this  regard  is  dependent 
on  the  active  participation  and  full  co-operation  of  the  applicable 
committees  of  Council,  other  departments  of  the  Township  and 
other  government  bodies . 


(22) 


Other  functions  of  the  Planning  Department  include  street  naming 
and  numbering,  preparation  of  subdivision  agreements,  processing 
of  building  plans  prior  to  the  issuance  of  building  permits, 
processing  zoning  inquiry  letters,  and  licence  applications  as  well 
as  assisting  the  public  by  providing  factual  information  on  planning 
and  development. 


4. 


COMMITTEE  OF  ADJUSTMENT 


(23)  If  a  municipality  has  passed  a  zoning  by-law,  the  municipal  Council  may 
appoint  a  Committee  of  Adjustment  who  must  operate  under  rules  of  procedure 
approved  by  the  Minister  of  Municipal  Affairs.  The  Committee  may  authorize 
minor  variances  from  the  provisions  of  the  zoning  by-law,  permit  the 
enlargement  or  extension  of  "non-conforming  uses"  and  permit  development 
which  it  deems  to  conform  to  the  general  terms  of  the  by-law. 

(24)  The  North  York  Committee  of  Adjustment  holds  public  meetings  to  consider 
applications.  The  decisions  of  the  Committee  are  sent  to  the  Minister  and 
any  person  requesting  a  copy  of  the  decision,  and  to  re-hearing  by  the 
Ontario  Municipal  Board  in  the  event  of  an  appeal  by  persons  or  groups, 
including  the  Minister,  who  have  an  interest  in  the  matter. 

(25)  In  North  York,  as  a  matter  of  convenience,  the  Planning  Director  is  appointed 
Secretary-Treasurer  of  the  Committee.  The  responsibility  of  processing 

the  applications  lies  with  the  Deputy  Secretary-Treasurer,  The  Deputy  and 
the  clerical  staff  which  assist  him  form  part  of  the  Planning  Department. 


COUNCIL 


5. 


(26)  The  decision  to  act  upon  a  recommendation  of  the  Planning  Board  by  the 

enactment  of  a  by-law  or  otherwise  is  a  decision  of  Council.  In  reaching  a 
decision  on  matters  referred  to  it  by  the  Planning  Board,  Council  first  normally 
refers  applications  to  the  appropriate  Committees  of  Council.  The  appropriate 
Committees  sup  ply  additional  information  and  make  recommendations 
concerning  conditions  of  approval  which  are  attached  to  the  application. 

Once  Council  has  all  the  information  necessary  upon  which  to  base  a  decision, 
it  publicly  considers  the  applications.  At  that  time  the  applicant  or  his 
agent  may  make  a  presentation,  and  staff  reports  are  heard  as  well  as  public 
deputations  in  favour  of  and  against  the  project.  If  a  Board  of  Control  is 
established,  as  is  presently  contemplated,  this  sequence  will  alter  somewhat. 


(15) 


6.  METROPOLITAN  TORONTO  PLANNING  BOARD 

This  Board  was  established  to  have  jurisdiction  over  the  planning  matters  in  (27) 

the  Metropolitan  Toronto  Planning  Area  which  includes  the  Township  of  North 
York.  A  draft  official  plan  was  prepared  in  1959  and  a  major  revision  of  that 
draft  is  now  nearing  completion ,  but  has  not  yet  been  approved. 

In  arriving  at  decisions  at  the  local  level,  use  is  made  of  the  Metropolitan  (28) 

Toronto  draft  Official  Plan  (1959).  In  addition,  where  applications  involve 
matters  of  a  Metro  nature,  such  as  major  transportation  arteries,  the  comments 
of  the  Metro  Planning  Board  are  sought.  Legally,  the  control  of  zoning  and 
land  use  still  remains  with  Council,  subject  to  the  approval  of  the  appropriate 
provincial  bodies.  The  Metro  authority  does,  however,  have  the  opportunity 
of  commenting  on  official  plans ,  zoning  by-law  amendments  and  proposed 
plans  of  subdivision  affecting  the  area  municipalities.  These  comments  are 
considered  by  the  Minister  and  Ontario  Municipal  Board  respectively,  as  are 
the  comments  of  other  affected  bodies,  prior  to  any  approval  being  given. 


7.  ONTARIO  DEPARTMENT  OF  MUNICIPAL  AFFAIRS 

All  Official  Plans  are  subject  to  the  approval  of  the  Minister  of  Municipal  (29) 

Affairs.  Similarly,  revisions  or  amendments  to  Official  Plans  and  plans  of 
subdivision  require  the  approval  of  the  Minister. 

All  zoning  by-laws  are  referred  by  the  Ontario  Municipal  Board  to  the  (30) 

Community  Planning  Branch  for  comment. 

The  processing  of  applications  for  recommendation  to  the  Minister  is  (31) 

handled  by  the  Community  Planning  Branch.  Liaison  between  the  Township 
and  provincial  authorities  such  as,  the  Department  of  Highways,  Department 
of  Education,  Department  of  Lands  and  Forests,  etc.  is  also  handled  by  the 
Community  Planning  Branch. 

9.  THE  ONTARIO  MUNICIPAL  BOARD 

The  Ontario  Municipal  Board  is  an  administrative  tribunal  composed  of  nine  (32) 

members  including  the  Chairman.  They  are  appointed  by  the  Provincial 

Government  and  are  vested  with  a  wide  range  of  responsibilities  and 

discretionary  powers,  chiefly  concerning  local  municipal  government.  For 

our  purposes  it  suffices  to  say  that  The  Planning  Act  requires  that  all  land 

use  or  zoning  by-laws  and  amendments  are  subject  to  approval  by  the 

Ontario  Municipal  Board.  The  Act  further  provides  for  the  reference  to  the 

Municipal  Board  of  a  number  of  planning  decisions  made  by  the  Minister 

and/or  Council.  In  this  event,  the  matter  is  the  subject  of  a  public  hearing, 

after  which  the  Municipal  Board  hands  down  its  decision. 
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10.  FEDERAL  AUTHORITIES 

(33)  Departments  of  the  federal  government  also  become  involved  in  some  aspects 
of  the  Planning  Board's  activities.  For  instance,  the  majority  of  subdivisions 
utilize  the  mortgage  insurance  facilities  of  the  Central  Mortgage  and  Housing 
Corporation  and  as  a  result  C.M.H.C.  reviews  proposed  plans  of  subdivision. 
The  Department  of  Transport  and  Department  of  Defence  are  concerned  with 
some  types  of  development  surrounding  Do wns view  Airport . 


11 .  GENERAL 

(34)  The  significance  of  the  preceding  is  not  so  much  historical  as  it  is  indicative 
of  the  time-consuming  process  to  which  planning  and  development  are 
subjected.  As  an  example,  we  attach  as  Plate  No.  1  a  flow  chart  which 
reflects  the  various  authorities  which  must  consider  a  typical  plan  of 
subdivision.  If  the  process  is  to  proceed  smoothly  and  effectively,  the 
importance  of  good  working  relations  between  the  various  affected  groups 
and  the  procedures  used  cannot  be  over-emphasized.  The  foregoing  is 
particularly  so  when  the  level  of  development  activity  increases  and  the 
associated  problems  become  more  complex. 


PLATE  1 


SUBDIVISION  PROCESSING  CHART 


^OMTAR'O  LAND  SURVCYO* 
PLANNING,  ENGINEERING 

CONJUlTSNT* 


EORHAL  |  UfrM'MlON 
Of  Of  APT  '  JIM  AfWJCATlON 


PCfT  Of  MUNICIPAL  AffAlRS 
COMMUNITY  PLANNING  ACANCM 

0USOIVI5I  ON  SECTION 


th 


APOflONAl 
Pi  AN  J 
piai  crtv 

5UIIIITTCP 


ZONING  AN  0 
Orr<lAL  PLAN 
AMENDMENT 
APPLICATION 

» 

NORTH  YORK 

clerks  Ptrr. 


WORTH  YOt  A  COUNCIL 


INDICATE!  PftOaGHMUf 
POL  l  OWED  ON  AU. 

applications 

indicates  ptotEDuaef 
TOLLOIUEP  A5  DICTATED 

tv  nati/w  op  rue 

APPLICATION 


wrrtopotfTAM 

SCHOOL 

»OA«P 


I  NORTH  YORK  PLANNING 

NORTH  YORK  WANNtNO 

WfT. 

Hlf. 

[  MIROIVISION  SECTION 

ZONING  SECTION 

r 


_ I 


r-^ 

1 

1 

1 

1 

f  ) 

~1 

1 

MfTRO  R*PNTr 
<  REGION 

CONf  ItVATTOH 

YORK 

EDUCATION 

iima  iiKwnmw 

N.V  HYORO 

fUlLOlMG 

ROHM 

HEALTH  TA1 

i/irtiwiK) 

NORTH  YORK 

•***».  OfPT. 

WAVS  X'  | 

ELECTRIC  COMM. 

otrr. 

OCPT. 

OfPT.  PfPT. 

CONTROLLER 

WANNING  PfPT. 
INTERNAL  CIRCULATION 

SECTIONS 

1/  1 - 

1 

i 

! 

1 

,  1 

_ 


METROPOLITAN 


NORTH  VO»K  PLANNING 
PfPT. 

Sv0P»vi*ION  SECTION 


Ff(  f  Af  AT  *PN  Of 
fTAPf  SUMMARY 

report 


NORTH  YORK 
PLANNING  AOAAD 


—  PlfPATCM  Of  HEARING 
NOTICES  RELATIVE  f» 
CONING  AMEND  APfuCATtfN 


NORTH  YORK  PLANNING 
OfPT. 

ZONING  SECTION 

NORTH  YORK  PLANNING  I 

rirT. 

RU# Oi VIMON  SECTION  J 

—n.v.  pairs  (  recreation  committee 

I 

1 

H  Y  INORK*  COMMITTEE  ^  " 

ffOVIMOAL, 

ffMAAL 

AOfNClCS, 

rc- 


ANANfNpNT 


N  Y  LEGAL  DEPT 
(PRCPAtAtlON  *t  ZOMNC  fY  UMv) 


OfflClAL  WAN 
amCmomEWt 


**"*MS*r 


-  Pif PATCH  Of  MCA A>wA  NOTICES 
•ILATrVf  r«  tout*  iM(W(H4f NT  AffUCATlOV 


NORTH  YORK  COUNCIL  _  — " 


*  *  WAN' 


N.  V.  PROPERTY  COMMITTEE 

I 


ZONINO  IT  LMV 


NORTH  YORK  PLANNING 
DEPT. 

GUfPlVlSION  ttCriOH 


NORTH  YORK 
CLEANS  MPT 
(AO  DAY  NOTICE  ^ 
if  CT  kCN  JO  v 

pr  wanning  act! 


N  Y.  LEGAL  pen 


MfTAO  TORONTO 
WAN  HI  MO  SCARP,  OTHER 
PROVINCIAL  AGENTS* 


—  Off  T  Of  MUNICIPAL  AfFAlPf 
COMMUNITY  PLANNING  R  RANCH 
OFFICIAL  WAN  SECTION 
•  f  WfWVMVNT  V  _ 


APPLICATION  rot 
APPROVAL  Of  CASH 
IN  LlfU  Of  f%  IAN  Of 


♦ 

Of PT.  or  MUNICIPAL  AffAlRS 
COMMUNITY  WANNING  0RANCH 
SuDDlVlSlON  SECTION 


NORTH  YORK  PLANNING 
Ptrr. 

fURPfVlftON  fRCT  lON 


PRAfT 

APPROVAL 


NORTH  YORK 
fNClNCCfiNO  XMPT.  ^ 


REQUCfT  TOR  ENGINEERING 
ORMviNOf,  frc. 

_  ONTARIO  LANO 
SURVEYOR  - 


'approval  or 

!CAfW  IN  LIEU 
.  or  3%  LANOf 


final 


Plan 


NORTH  YORK 

planning 

rtPT. 

SUGDIVISION 

SECTION 

fRCfAf  ATlON 
5UPOIVI0IC 


smj 


CIRCULATION 

Of 

AORffNCNT 

AM 

CHfCKlNO 


TOlUNfHfP 

(N«INCC« 


Aovice 

"l  T 

PAAKf  LfSAl 
tuluriN  04  rT- 


Of  PREPARATION  Of  AOREENfNT. 


UNM 

otrr. 


HfpifAL 

OFFICER 

NiAlTH 


TfAfMC 
CO-OAI 


VAT  |  A  NORTH  YORK 
WWWW  KYORO  flfCTS 
COMM  Iff  »ON 


NORTH  TORN 
SO  AID  or  COUCATION 


NORTH  YORK 
—  LEGAL  Of  ft. 


NORTH  YORK 
flNANCC  COMMISSIONER 


RELEASE 

fV  -  LAU/ 


NOTTM  YORK  COVNCIL 


NORTH  YORK  PLANNINGi 
OfPT. 

fvSOiyrf  ION  SECTION 


NORTH  YORK  Cl  IRA -AON  IN  (STATOR 


_ I _ 

NORTH  YORK  PLANNING 
OCPT. 

SUSPlVifiOM  SfCTlOH 


t 

EC LEASE  rot 

REGISTRATION 


MPT.  Of  MUNICIPAL  AT  FAIRS 
COMMUNITY  PLANNING  S  RANCH 
SUSPl  VISION  StCTtOH. 

♦ 

signature  or  minister, 

Rf LEASE 

T 

APPLICANT 

I 

tctf'STRv  or  lano  titles  CA*/y  Av-w  /was 

OFI-CC  LRCGifTRATlON  0*  PLAN?  AhrA  MN—y  ftW.A»/\0 


(17) 


III  -  FINDINGS  AND  RECOMMENDATIONS 


1.  INTRODUCTION 

We  feel  it  necessary  at  the  start  to  set  out  as  briefly  as  possible  some  under-  (35) 

lying  principles  upon  which  planning  administration  should,  in  our  opinion,  be 
based.  Without  doing  this,  it  is  impossible  to  make  a  valid  judgment  in  respect 
to  the  work  carried  on  by  those  engaged  in  the  formulation  of  planning  policy  and 
the  administration  of  development  procedures. 

Fundamentally,  all  departments  of  the  Township,  and  other  levels  of  govern-  (36) 

ment,  are  advisors  to  elected  bodies  which  are  concerned  with  the  maintenance, 
development  and  redevelopment  of  communities.  They  are  also  responsible  for 
carrying  out  the  stated  policies  of  the  governments  they  serve. 

In  the  Toronto  area,  three,  in  some  cases  more,  levels  of  government  are  set  (37) 

up  to  safeguard  the  interests  of  the  people  either  directly  in  their  separate 
spheres,  or  indirectly  through  the  co-ordination  of  their  own  work  with  that  of 
other  governments , 

Depending  on  the  sophistication  of  the  local  administration,  the  degree  of  co-  (38) 

ordination,  or  control,  by  senior  levels  of  government  must  vary.  In  the  case 
of  a  bucolic  administration,  a  great  deal  of  provincial  help,  guidance  and 
control  may  be  necessary.  In  a  situation  where  the  municipality  is  urban  and 
well  staffed  with  professional  advisers,  less  "interference"  by  other  levels 
of  government  may  well  be  justified. 

Similarly  at  the  local  level,  the  amount  of  delegation  of  authority  must  be  finely  (39) 
balanced  in  accordance  with  the  skill  and  capabilities  of  the  staff  available. 

As  Mr.  Justice  Scarman  said  to  the  Towi  Planning  Institute  in  1962:  "Decision  (40) 
must  be  left  to  society  acting  through  its  duly  constituted  organs.  If  planning 
is  to  survive,  decisions  must  rest  as  they  are  supposed  to  rest  now,  with  the 
non-experts,  the  representatives  of  the  ordinary  citizen".  He  went  on  to  say 
that  the  planner's  task  "is  to  inform,  to  point  consequences,  to  formulate  alter¬ 
natives:  but  not  ....  to  make  decisions,  or  to  determine  for  society  its  values 
and  standards".  The  role  of  the  professional  planner  is  "to  know  his  subject, 
to  have  the  courage  of  his  views,  to  advise  fearlessly--but  to  accejt  loyally". 

We  believe  that  the  tenets  outlined  above  are  correct  and  we  believe  that  action  (41) 
to  make  the  process  of  government,  as  it  affects  planning  and  development,  can 
be  improved  in  the  manner  set  out  in  this  report. 

To  fulfil  its  function,  the  North  York  Planning  Department  must  be  organized  in  (42) 
such  a  way  that  it  provides  satisfactory  service  to  the  public.  It  must  also  be 
set  up  administratively  and  operationally  so  that  good  management  will  be  able 
to  obtain  good  results.  Physical  and  operational  changes  are  necessary  here. 


(18) 


(42)  In  addition,  to  achieve  maximum  results  in  the  Planning  Department,  changes 

(Cont'd)  are  required  in  other  areas  of  the  Township's  administrative  organization  and 
procedures . 

(4  3)  It  is  for  this  reason  that  some  of  our  recommendations  cover  areas  which  affect 

the  Township  administration  as  a  whole  and  other  levels  of  government  as 
well  as  areas  which  affect  the  Planning  Department  only. 


(44) 


(45) 


(46) 


(47) 


2.  OFFICIAL  PLAN 

The  Township  of  North  York  was  one  of  the  first  municipalities  to  adopt  an 
Official  Plan.  At  the  time  of  its  adoption,  planning  in  Canada  was  in  its 
infancy  and  it  is  not  therefore  surprising  that  the  Township's  Official  Plan 
was  found  to  be  less  than  perfect  as  a  guiding  instrument  for  the  rapid 
development  which  subsequently  occurred  in  the  Township.  During  ensuing 
years  many  amendments  have  been  made  ,  some  in  an  attempt  to  make  the 
document  fulfil  its  intended  purpose  more  adequately,  but  most  to  permit  the 
construction  of  development  proposals  not  contemplated  in  the  Plan.  By  1963 
over  175  amendments  had  been  made. 

It  is  perhaps  not  unfair  to  suggest  that  the  philosophy  of  the  Township  is 
inclined  much  more  to  development  than  to  planning.  This  attitude  is 
reflected  by  section  (8)  of  the  Township's  submission  to  the  Community 
Planning  Branch  under  date  of  April  19,  1962.  (1) 

"It  is  the  intent  that  this  Municipality  will  .  .  .  .maintain  .  .  .  .control 
over  subdivision  and  development  proposals  ...  .to  ensure  that  develop¬ 
ment  is  compatible  with  existing  and  proposed  development  in  the  general 
area.  ....  For  example,  those  lands  fronting  on  concession  roads  .... 
better  suited  to  multiple  family  dwelling  development  will  not  likely 
continue  to  be  restricted  to  single  family  dwelling  development", 

In  this  reference  to  development  control  there  is  no  indication  as  to  how  the 
Official  Plan  may  guide  development.  There  is  a  statement  that  changes  in 
land  use  may  come  when  this  use  appears  to  be  "better  suited".  The  philos¬ 
ophy  seems  to  be  one  promoting  ad  hoc  changes  rather  than  planned  guidance. 
If  the  Official  Plan  could  be  made  to  indicate  the  anticipated  changes  in 
zoning  in  an  approximate  manner  and  give  reasons  for  these  anticipations, 
then  the  Official  Plan  would  be  a  guide  and  not  only  a  control . 

We  are  of  the  opinion  that  development  control  is  a  necessary  part  of  planning 
administration.  However,  a  municipality  the  size  of  North  York,  experiencing 
the  amount  and  variety  of  development  that  it  does  ,  cannot  satisfactorily  deal 
with  development  on  the  basis  of  ad  hoc  judgments  within  a  very  loose  overall 
plan . 


(1)  The  full  text  of  the  quotation  is  contained  in  Appendix  II. 
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A  brief  review  of  the  Official  Plan  for  North  York  may  be  of  assistance  at  this  (48) 

point.  The  original  Official  Plan  for  the  Township  of  North  York  was  approved 
by  the  Minister  of  Planning  and  Development  on  February  17,  1948.  It  defined 
rural,  urban,  and  industrial  land  uses;  anticipated  a  population  in  the  Township 
of  125,000  by  1968  (the  population  in  1948  was  33,000);  discussed  the  prevention  of 
premature  subdivisions;  the  controlled  and  economic  extension  of  services;  the 
designation  of  an  adequate  amount  of  industrial  land  to  provide  a  balanced  economy; 
and  the  provision  of  arterial  highways.  In  19  51  the  Plan  was  revised  to  include 
definitions  for  agricultural,  residential,  commercial,  industrial  and  greenbelt 
land  uses.  It  anticipated  a  population  of  125,000  by  19  71  (the  population  was 
by  then  between  65-70,000)  and  discussed  the  matters  set  out  in  the  1948  Plan; 
i.e.  controlled  and  economic  extension  of  services;  the  prevention  of  premature 
subdivisions,  the  designation  of  an  adequate  amount  of  industrial  land,  and  the 
provision  of  arterial  highways. 

In  1952,  Amendment  #27  to  the  Official  Plan  revised  the  estimate  of  population  (49) 
to  anticipate  200,000  people  by  1978.  It  indicated  land  uses  for  the  whole 
Township,  made  suggestions  in  respect  to  secondary  roads  to  supplement 
arterial  highways,  and  set  out  recommendations  in  respect  to  public  parks. 

The  text  explained  that  the  amendment  had  been  formulated  on  the  basis  of 
detailed  land  use  surveys  carried  out  in  1951. 

In  October  1958,  the  Planning  Director  submitted  a  report  to  the  Planning  Board  (50) 
in  connection  with  tne  Official  Plan.  The  report  dealt  in  general  terms  with 
policies  and  procedures,  and  more  specifically  with  the  interpretation  of  the 
boundaries  of  land  use  designations,  as  well  as  schools  and  parks'  symbols 
in  the  existing  Official  Plan.  The  report^)  stated; 

"The  existing  Plan  deals  almost  exclusively  with  the  land  use  aspect  of 
the  Official  Plan.  The  Ontario  Planning  Act  contemplates  a  more  exten¬ 
sive  type  of  plan.  It  follows  that  much  more  than  land  use  should  be 
incorporated  into  a  North  York  Official  Plan.  It  should  include  such 
matters  as  an  economic  study  of  future  population  growth,  transportation 
facilities,  including  public  transportation,  the  provision  of  municipal 
services  and  other  similar  community  facilities  and  amenities". 

However,  in  summarizing,  the  main  recommendation  was  "...  .that  more  flex-  (51) 

ibility  be  read  into  the  boundaries  shown  on  the  land  use  map" . 

The  report  was  adopted  and  embodied  in  Amendment  No.  96  to  the  Official  Plan  (52) 
which  set  out  an  "interim  policy"  to  be  followed  until  a  new,  revised,  more 
"efficient  and  flexible"  plan  was  prepared.  The  amendment  was  approved  with 
minor  modifications  by  the  Minister  on  December  11  ,  1958. 

Between  19  58  and  1963  several  further  amendments  to  the  Official  Plan  have  been  (53) 
approved,  but  none  constitutes  a  basic  revision  of  the  plan.  Amendment  #17  5 


The  full  text  of  the  quotation  is  contained  in  Appendix  II. 


(20) 


(53) 

(Cont'd) 


(54) 


(55) 


(56) 


(57) 


was  the  only  basic  revision  attempted  during  that  period.  It  included  new 
definitions  for  land  use  categories,  but  these  were  so  all-inclusive  as  to  be 
quite  ineffective  as  planning  policy  statements.  The  draft  was  discussed 
with  Community  Planning  Branch  officials,  but  never  submitted  as  a  formal 
amendment  application  to  the  Minister. 

By  196  3  the  Planning  Director  had  developed  his  ideas  further.  In  the  April 
196 3  report(3  )  he  stated: 

"...  .One  should  reasonably  expect  to  be  able  to  anticipate  Council' s 
decisions  on  many  matters  by  reference  to  the  Official  Plan  .... 

Such  an  Official  Plan  does  not  'provide  protection'  for  the  ratepayers 
but  rather  explains  to  the  ratepayer  . .  .  .what  the  Municipality's 
policy  is 

The  report  then  went  on  to  suggest  that  the  Plan  should  be  prepared  by  the 
Municipal  Departments  concerned  with  the  matters  contained  in  the  Plan, 
edited  by  the  Planning  Department  and  then  considered  by  the  Board  and 
Council . 

In  the  early  part  of  this  year  the  Planning  Board  considered  the  possibility 
of  preparing  a  comprehensive  revision  to  the  Official  Plan.  It  subsequently 
reviewed  and  forwarded  to  Council  a  report  from  its  Planning  Director  dated 
April  11,  196  3  which  set  out  in  some  detail  the  form  and  content  of  a  Plan 
which  the  Board  felt  suitable. 

The  April  196  3  report  further  suggested  that  there  should  be  close  liaison 
with  the  Metro  Planning  Board  and  Community  Planning  Branch,  that  the 
Plan  should,  in  order  to  be  complete  in  itself,  contain  some  reference  to 
the  Metropolitan  Toronto  Official  Plan  and,  by  being  revised  every  5  years, 
keep  up  to  date  in  respect  to  Metropolitan  proposals.  The  report  suggested 
liaison  with,  and  participation  by,  ratepayers'  associations  in  the  Township. 

In  respect  to  form,  the  report  suggested  in  general  terms  that  the  plan  contain 
a  number  of  chapters  as  follows: 

(1)  Preamble 

(2)  Existing  situation 

(3)  Population 

(4)  Development 

(5)  General  land  use 

.(6)  Transportation 

(7)  Municipal  services 

(8)  Capital  works  program 

(9)  Parks,  recreational  areas  and  open  space 

(1.0)  Schools 

(11)  Implementation 

(12)  Interpretation 

(1  3) Review  and  revision 


(3)  The  full  text  of  the  quotation  is  contained  in  Appendix  II. 
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Finally,  the  report  proposed  that  the  revision  of  the  Official  Plan  be  carried  out  (58) 
by  the  existing  staff,  but  did  not  feel  it  possible  to  state  how  long  the  task  would 
take  to  complete. 

In  the  five  years  since  1958,  when  the  Municipality  adopted  Amendment  #96  to  the  (59) 
Official  Plan  which  contemplated  a  thorough-going  revision  of  the  then  Official 
Plan,  and  set  out  its  "Interim  Policy"  in  respect  to  land  use  designations,  only 
the  format  for  the  revision  has  been  agreed  upon  .  Some  special  studies  have 
been  completed  for  a  number  of  areas  in  the  Township,  but  no  firm  comprehensive 
plans  and  policies  have  been  adopted  for  any  districts  or  substantial  sections 
of  the  Municipality. 

It  will  be  noted  that  we  do  not  dwell  in  detail  on  the  contents  of  the  proposed  (60) 

revised  plan  set  out  in  the  April  11th  report.  This  omission  is  because  the 
sections  are  general  and  it  is  not  possible  to  see  exactly  what  would  be  covered 
in  each  part.  As  one  example,  no  mention  is  made  of  policies  concerning  non- 
conforming  uses,  although  the  inclusion  of  this  important  matter  must  be 
contemplated . 

An  Official  Plan  is  a  statement  of  policy  which  ideally  should  embrace  every  (61) 

aspect  of  municipal  administration.  It  should  be  prepared  by  the  technical 
staff  of  the  Township  and  should  have  their  wholehearted  support  before  present¬ 
ation  to,  and  adoption  by,  the  Council.  It  should  eventually  contain  detailed 
civic  design  proposals  for  important  areas  and  firm  policies  in  respect  to  develop¬ 
ment,  redevelopment  and  conservation  projects.  Ideally,  any  proposal  made  to 
the  municipality  should  be  judged,  not  on  an  ad  hoc  basis,  but  on  the  basis  of 
policies  set  out  in  the  Plan. 

It  is  not  expected  that  such  a  Plan  can  be  produced  quickly,  or  that  once  pro-  (62) 

duced  it  will  be  static.  Just  as  our  society  is  dynamic  and  evolving,  so  must 
the  Plan  change,  but  not  as  a  result  of  piecemeal  addition  and  alteration. 

In  our  opinion,  there  are  two  questions  which  cast  doubt  on  the  usefulness  and  (6  3) 

validity  of  a  single,  overall  Official  Plan  for  the  whole  Township. 

Firstly,  the  staff  of  the  Metropolitan  Toronto  Planning  Board  is  now  completing  (64) 
an  Official  Plan  for  the  Metropolitan  Toronto  Planning  Area.  It  can  be  expected 
that  it  will  resemble  in  general  content,  but  not  in  form,  the  draft  Plan  produced 
in  1959.  Necessarily  broad-brush  in  its  approach,  the  Metropolitan  Official 
Plan  recognizes  the  need  for  supplementary  District  Plans  containing  detailed 
proposals  for  individual  areas. 

We  are  mindful  of  the  myriad  of  plans  that  may  result  if  municipalities  within  (65) 

the  Metropolitan  Toronto  Planning  Area  are  not  careful  to  dovetail  their  docu¬ 
ments  into  a  general  agreed  scheme  for  the  whole  area.  For  instance,  it  is 
possible  that  the  Township  of  Scarborough  will  find  itself  with  a  Metropolitan 
Toronto  Official  Plan,  several  Metropolitan  Toronto  District  Plans,  a 
Scarborough  Overall  Official  Plan,  a  series  of  Scarborough  Secondary  Plans 
and  a  series  of  Scarborough  Tertiary  Plans,  in  total  a  somewhat  terrifying 
prospect  if  an  amendment  of  significance  is  contemplated. 
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(66)  Secondly,  North  York  Township  is  not  a  planning  unit(^) .  It  is  a  political 
unit  made  up  of  a  number  of  districts,  or  parts  of  districts  which  overlap 
into  adjacent  political  units.  Don  Mills,  for  example,  has  little  in 
common  with  Downsview  from  a  land  use,  servicing  or  transportation  point 
of  view  except  that  they  are  both  parts  of  the  Metropolitan  Toronto  complex. 
How  valid,  then,  is  an  overall  plan  which  ties  those  two  areas  together 
except  that  it  be  a  Metropolitan  Plan? 

(67)  We,  therefore,  recommend  that  the  present,  inadequate  Official  Plan  be 
retained  only  until  the  Metropolitan  Toronto  Official  Plan  is  in  force,  at 
which  time,  the  former  should  be  repealed,  and  the  latter  accepted  as  the 
overall  Plan  for  North  York . 

(68)  In  the  meantime,  the  long-range  planning  staff  should  undertake,  vigourously, 
the  preparation  of  a  series  of  District  Plans,  which,  as  they  are  progressively 
completed,  will  provide  detailed  development  proposals  for  the  whole  of  the 
Township . 

(69)  The  District  Plans  should  show  in  detail  the  density  of  development  desired 
in  each  section  of  the  community,  and  the  facilities  to  support  those 
densities.  Each  of  the  District  Plans  should  consist  of  a  written  text  and 

a  series  of  plans  or  maps  setting  out  the  policies  and  proposals  of  the 
Municipality.  Since  policies  will  be  consistent  throughout  the  Township 
in  many  matters,  some  duplication  will  be  unavoidable.  We  do  not,  however, 
think  this  undesirable.  The  cost  of  printing  is  comparatively  small.  We 
believe  that  there  is  a  tremendous  advantage  to  be  gained  by  making  each 
District  Plan  as  nearly  self-sufficient  as  possible.  In  this  way  it  can  be 
read  and  used  by  people  in  the  area  concerned.  A  person  living  in  Don  Mills 
is,  we  have  suggested,  not  overly  concerned  with  the  problems  of  Downsview 
or  the  statistical  data  pertaining  to  it.  In  the  event  that  he  is,  he  should  be 
able  to  obtain  the  District  Plan  for  that  area. 

(70)  One  cannot  underestimate  the  importance  of  thoughtful  consideration  and 
experienced  judgment  in  the  formation  of  District  Plans.  It  is  trite  to  say, 
but  it  is  nevertheless  true,  that  in  the  field  of  planning  generally  the 
emphasis  has  so  far  been  on  the  need  for  plans,  with  very  little  stress  on 
the  need  for  good  plans  .  We  emphasize  our  belief  tha  t  in  the  past  the  view 
has  been  widely  held  that  plans  and  good  plans  are  synonymous.  The  fact 
is  that  they  are  not. 

(71)  Consider,  for  example,  a  neighbourhood  which  contains  a  mixture  of  low 
density  ownership  units,  and  high  density  apartments.  If  access  to  the  latter 
can  only  be  obtained  via  streets  flanked  by  the  former,  the  enormous  effort 
and  time  involved  in  the  planning  process  have  yielded  only  an  insoluble 
problem . 


(4)  except  in  the  financial  planning  sense,  which  will  be  discussed  below. 
Paras.  99  to  102  . 
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General  population  data  and  other  statistical  information  that  have  to  be  compiled  (72) 
on  a  Township  basis  need  not  be  printed  in  the  same  manner  as  the  District  Plans. 

They  will  be  used  most  by  municipal  and  government  officials  and  may  be  avail¬ 
able  for  reference  purposes  to  other  interested  parties. 

The  District  Plans  should  be  in  two  distinct  parts: 

(i)  Survey  and  analysis 

(ii)  The  plan 

The  survey  and  analysis  may  contain  an  abstract  of  the  information  contained  (7  3) 

within  the  Metropolitan  Toronto  Official  Plan  supplemented  with  more  detailed 

data  respecting  the  District  itself.  The  Plan  should  be  concise  and  contain  only 

enough  to  inform  the  reader  of  the  purpose  of  the  Plan,  its  scope,  plus  the 

policies  and  plans  adopted  by  Council  for  the  district.  It  should  exclude  all 

survey  material  or  information  which,  however  interesting  from  other  points  of 

view,  has  no  bearing  on  the  proposals  put  forward  in  the  Plan. 

Consideration  should  be  given  to  printing  the  survey  and  analysis  and  Plan  in  (74) 

two  separate  documents  so  that  the  former  need  be  provided  only  to  those 
interested . 

In  respect  to  civic  design,  in  some  areas  the  Municipality  should  formulate  (7  5) 

detailed  plans  implemented  by  zoning  by-laws  setting  out  the  character,  height 
and  bulk  of  the  buildings  to  be  erected.  Such  designs  may  take  the  form  of  plans 
plus  street  elevations  and  possibly  perspectives. 

RECOMMENDATIONS 

(a)  That,  when  completed,  the  Metropolitan  Toronto  Official  Plan  be  used  as 
the  overall  guide  to  development  in  North  York.  At  that  time,  the  existing, 
inadequate  Official  Plan  should  be  repealed. 

(b)  That  the  Township  divide  its  area  into  Districts,  and  embark  immediately  on 
the  preparation  of  a  series  of  District  Plans  containing  detailed  development 
proposals . 

(c)  That  the  District  Plans  be  formulated  in  co-operation  and  consultation  with 
the  staff  of  the  Metropolitan  Toronto  Planning  Board  and  the  Community 
Planning  Branch  of  the  Department  of  Municipal  Affairs  and,  where  necessary, 
adjoining  municipalities. 

(d)  That  encouragement  be  given  to  ratepayer  groups  to  organize  in  such  a 
way  that  each  district  will  have  a  continuing  and  informed  local  citizen 
body  available  for  service  to  the  democratic  process. 


3.  METHODS  OF  IMPLEMENTING  THE  OFFICIAL  PLAN 


An  Official  Plan  is  implemented  by  many  private  and  public  undertakings. 
Municipal  action  to  implement  a  Plan  comes  chiefly  under  these  three  headings: 

Zoning,  which  regulates  land  use. 

Development  Controls,  which  regulate  the  layout  and  timing  of  subdivisions 
and  other  projects . 

Financial  Plan,  which  programs  the  public  works  necessary  to  service 
development. 

(a)  Zoning  By-laws 

In  a  rapidly  urbanizing  community  a  zoning  by-law  should  not  be  passed 
unless  it  is  preceded  by  and  implements  an  Official  Plan  that  has  been 
formulated  on  a  basis  of  a  proper  and  detailed  survey. 

The  zoning  by-law  is  the  official  document  which  the  property  owner 
considers  first  and  sees  most  often.  He  seldom  realizes  that  this 
by-law  is  part  of  a  broad  purpose  and  that  it  is  written  to  implement  an 
Official  Plan.  For  this  reason  it  seems  desirable  to  insert  in  it,  as  an 
extra-legal  preamble,  a  statement  of  policy,  indicating  the  purpose  of 
the  by-law.  It  may  also  be  desirable  to  have  a  preamble  before  the 
restriction  for  each  zone. 

By-law  No.  7625  as  amended  is  the  comprehensive  zoning  by-law  which 
covers  the  whole  of  North  York  Township.  It  regulates  the  use  of  land  in 
fourteen  residential  categories,  five  commercial,  five  industrial,  three 
open  space,  and  one  greenbelt  zone.  The  regulations  are  comparatively 
full,  and  although  the  Zoning  Maps  have  been  amended  many  times,  the 
body  of  the  By-law  remains  essentially  the  same  in  content  as  when  passed 
in  1952.  The  addition  of  the  RM6  (High  Density  Apartment)  Zone  is 
perhaps  the  most  significant  change  to  the  text. 

The  By-law  does  not  fully  recognize  the  differing  circumstances  within 
which  similar  uses  may  be  regulated. 

The  following  examples  illustrate  this: 

i)  Three  standards  for  service  stations  are  set  out,  all  of  which  are 

geared  to  an  urban  30-mile  an  hour  condition.  In  fact,  there  are  a  number 
of  present  and  future  roads  upon  which  such  facilities  will  operate  where 
the  speed  limit  will  be  considerably  greater.  Since  no  firm  policies 
respecting  the  position  of  these  establishments  are  set  out  in  the  Official 
Plan,  the  By-law  may  be  inadequate  to  control  their  development. 


ii)  In  some  cases  the  By-law  establishes  standards  for  landscaping 
but,  in  others  where  buffer  strips  are  frequently  required,  it  is  silent. 

iii)  The  By-law  contains  four  industrial  zones  which  are  cumulative 
in  allowed  uses.  The  most  limited  zone  requires  landscaping  on  large 
but  not  small  industrial  lots.  Our  experience  suggests  that  the  large 
operation  is,  however,  more  likely  to  present  a  neat  appearance  than  the 
small.  The  section  of  the  By-law  permitting  industrial  operations  which 
are  likely  to  be  obnoxious  does  not  require  the  provision  of  landscaping. 

The  greatest  drawback  to  the  Zoning  By-law  is  its  use  of  R1  and  R2  Zones 
to  designate  a  "holding"  category.  This  practice  is  hardly  comprehen¬ 
sible  to  the  ratepayers  ,  and  not  always  understood  by  developers .  The 
Township  is  continually  faced  with  applications  to  change  this  R1  and 
R2  zoning  to  permit  different  uses  or  densities  more  commensurate  with 
the  pattern  of  development  which  is  reasonably  expected.  When  the 
views  of  the  adjoining  ratepayers  are  canvassed,  however,  it  usually 
turns  out  that  they  have  taken  the  Zoning  Map  quite  at  face  value,  and 
they  frequently  object  most  vociferously  to  any  change  from  the  cherished 
■R!  '  or  ' R2 '  zoning  next  door. 

When  the  logic  and  necessity  of  the  change  carry  the  amendment  through, 
the  ratepayers  experience  chagrin  and  disillusionment  with  the  Zoning 
By-law,  and  with  the  whole  planning  process. 

We  do  not  take  issue  with  the  idea  of  a  holding  zone,  but  we  think 
that  any  such  zone  should  be  unambiguous  as  to  the  likely  use  or  range 
of  uses  it  is  holding  for.  It  is,  at  least  at  present,  quite  impossible 
to  forecast  exact  use  of  many  parcels  of  land  in  the  Township.  When 
detailed  District  Plans  are  completed  it  will  be  possible  to  more  closely 
forecast  the  use  of  vacant  parcels,  at  least  to  the  extent  necessary  to 
establish  holding  zones  which  reflect  true  development  probabilities. 

At  the  moment,  it  is  not.  For  this  reason  alone,  the  preparation  of 
satisfactory  District  Plans  is  of  great  importance. 

An  example  may  clarify  our  suggested  solution  to  the  problem.  A 
proposed  plan  of  subdivision  shows  a  number  of  blocks  for  future  use 
as  multiple  family  development.  The  exact  design  and  density  of 
individual  blocks  is  not  determined.  Since  development  is  not  expected 
for  perhaps  three  or  four  years  during  which  market  conditions  may 
change,  no  definite  zoning  can  be  established.  One  other  block  is 
tentatively  proposed  for  neighbourhood  shopping  facilities.  We  suggest 
that  before  any  development  takes  place  in  the  area,  the  blocks  proposed 
for  uses  other  than  single  family  housing  purposes  be  zoned  for  the 
general  purpose  for  which  they  are  proposed.  When  the  time  for  their 
development  draws  near,  the  zoning  can  be  amended  to  that  specifically 
required  by  the  scheme  agreed  upon.  In  the  interim,  the  newly  estab¬ 
lished  residents  will  have  been  aware  that  the  land  was  eventually 
to  be  used  for  multiple  family  and  commercial  purposes. 
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(85)  In  respect  to  small  parcels  now  surrounded  by  houses,  it  is,  we  suggest, 

the  duty  of  the  Township  to  decide,  on  the  basis  of  a  community  study, 
the  use  and  density  of  use  best  suited  to  the  parcels.  There  will  un¬ 
doubtedly  be  pressure  to  maintain  the  status  quo,  but  many  properties 
cannot  reasonably  be  developed  for  single  family  detached  housing. 
Municipal  officials  have  many  times  heard  the  desires  of  existing 
residents  and  can  be  expected  to  overcome  in  their  proposals  the 
majority  of  objections.  More  than  this  cannot  be  achieved.  We  stress, 
however,  the  importance  of  community-wide  studies. 

(86)  There  have  been  occasions  when  a  North  York  By-law  amendment  pro¬ 
posed  the  development  of  land  on  one  side  of  a  municipal  boundary  road 
for  apartment  development.  The  adjoining  municipality,  while  proposing 
a  similar  land  use,  included  different  standards  and  densities  in  its 
by-law.  This  sort  of  problem  is  one  of  the  many  reasons  why  there  is 

a  Provincial  agency,  The  Community  Planning  Branch,  dealing  with 
planning  matters,  and  a  Metropolitan  Toronto  Planning  Board.  It  is 
the  duty  of  these  agencies  to  co-ordinate  the  efforts  of  municipalities 
so  as  to  produce  a  meaningful  pattern  of  land  use. 

(87)  While  discussion  and  co-operation  between  adjacent  municipalities  are 

essential  in  regard  to  land  use  problems,  differences  should  be  settled 
on  the  basis  of  area-wide  plans  by  senior  levels  of  government.  We  are 
hopeful  that  the  production  of  the  Metropolitan  Toronto  Official  Plan  and 
subsequent  District  Plans  by  individual  municipalities  will  solve  some 
"border"  problems.  But  where  they  continue,  arbitration  by  senior  levels 
of  government  must  settle  such  issues. 

RECOMMENDATIONS 

(a)  That  the  text  of  By-law  #7625  be  reviewed  when  the  revision  of 
the  Official  Plan  is  undertaken  in  order  that  its  regulations  will 
implement  satisfactorily  each  of  the  new  District  Plans. 

(b)  That  when  the  District  Plans  are  made  available  to  the  public, 
appropriate  excerpts  from  the  Zoning  By-law  implementing  the 
Plans  in  their  current  phase  be  attached  to  them. 

(c)  That  the  text  and  map  schedules  of  the  By-law  be  revised  in  such 
a  way  that  those  land  use  restrictions  which  are  currently  in 
force  in  undeveloped  areas  and  which  are  set  up  as  "holding 
zone"  restrictions  are  readily  understood  as  such  by  the  public. 

Thus  as  each  phase  of  development  occurs,  the  public  will 
understand  that  holding  zone  restrictions  will  change  in  accor¬ 
dance  with  policies  on  density,  set  out  in  the  District  Plans. 

(d)  That  "border"  problems  of  land  use  designation  and  density  be 
settled  where  possible  by  discussion  between  adjacent  munici¬ 
palities  but  where  this  appears  impossible,  the  relevant  Metropolitan 
and  Provincial  agencies  be  required  to  arbitrate  a  solution. 
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(b)  Development  Control 

Our  terms  of  reference  mention  almost  every  phase  of  the  planning  process.  (88) 
Since  we  discuss  other  aspects  of  planning  under  specific  headings  in  this 
report,  we  confine  our  specific  comments  on  "Development  Control"  to 
control  over  architectural  design,  the  aesthetic  quality  of  development 
for  the  moment  and  the  provision  of  amenities  within  building  schemes. 

However,  it  is  appropriate  to  reiterate  the  nature  of  municipal  control  (89) 

over  development  at  this  point.  A  comprehensive  Official  Plan  should 

state  the  policy  of  a  municipality  in  respect  to  all  development  matters 

over  which  a  municipal  Council  has  jurisdiction.  The  use  of  land,  the 

facilities  required  to  support  that  use  arri  the  timing  of  development  are 

essential  ingredients  to  the  Plan.  The  detailed  regulation  of  land  use  is 

the  job  of  zoning  by-laws  and  special  controls  exercised  by  the  Municipality. 

At  the  present  time  the  Township  exercises  a  considerable  amount  of  (9  0) 

architectural  control  by  agreements  into  which  developers  enter  during 
the  processing  of  plans  of  subdivision  and  amendments  to  the  Official 
Plan  and  Zoning  By-law. 

While  there  have  been  some  excellent  buildings  and  building  schemes  (91) 

erected  in  the  Township,  it  is  almost  impossible  to  say  with  assurance 
whether  they  would  have  been  less  good,  and  if  so  how  much,  if  the 
Township  had  not  scrutinized  the  plans  and  had  agreements  with  the 
developers . 

It  is  our  opinion  that  it  is  better  to  have  a  well-related  series  of  (9  2) 

buildings  each  of  passable  architectural  design  than  a  group  of  out¬ 
standing  architectural  works  bearing  no  relationship  to  each  other. 

We  see  no  really  satisfactory  way  of  ensuring  harmony  except  for  the 
Township  to  produce  and  enforce  overall  outline  designs  for  areas 
where  civic  design  is  of  particular  importance. 

A  large  scale  program  of  this  sort  would  require  several  competent  (9  3) 

designers  on  a  full  time  basis.  However,  a  considerable  amount  could 
be  achieved  by  the  present  staff  and  we  believe  the  effort  would  be 
worthwhile.  Such  matters  as  the  relationship  of  shopping  centres  to 
the  surrounding  area ,  the  total  elevational  effect  of  the  store  fronts  in 
a  block  of  strip  commercial  development,  the  relationship  of  churches 
and  other  public  buildings  to  their  environment,  and  the  design  of  the 
sidewalk  and  landscaping  in  front  of  large  buildings  are  often  important 
and  deserve  careful  consideration  which,  at  present,  is  seldom  received. 

It  is  agreed  that  the  development  control  now  exercised  by  the  Town-  (9  4) 

ship  has  made  developers  aware  of  the  need  to  produce  better-looking 
buildings  and  the  need  to  engage  properly  qualified  architects  to 
design  them.  While  we  agree  that  this  may  have  produced  better 
buildings,  changes  in  market  conditions  and  an  increasingly  discrim¬ 
inatory  public  may  have  had  an  equal  and  possibly  even  greater  effect. 
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(94) 

(Cont'd) 


(9  5) 


(96) 


(97) 


(98a) 


Taste  is  a  very  personal  matter  and  it  is  doubtful  that  in  a  democratic 
society  the  joint  views  of  a  Planning  Board  or  Committee  of  Council 
will  produce  significant  works  of  civic  design.  When  one  reviews  out¬ 
standing  examples  of  city  building  such  as  St.  Mark's  Square  in  Venice, 
or  St.  James'  Square  in  London, it  is  evident  that  it  was  the  personal 
taste  of  the  Doge  and  of  the  Duke  of  St.  Alban's  and  not  that  of  the 
municipal  government  that  ensured  their  character. 

This  does  not  mean  that  development  control  in  relation  to  lot  layout 
should  not  be  continued.  We  are  satisfied  that  this  phase  of  the 
Planning  Board's  operation  is  most  helpful.  Architectural  control  has 
been  exercised  for  sufficient  time  to  draw  conclusions  in  respect  to  the 
most  frequently  required  assistance. 

We  should  mention  that  municipal  construction  in  the  form  of  signs, 
lighting  standards,  landscaping  and  street  furniture  generally  are 
important  elements  in  the  visual  scene.  If  the  Township  is  to  be 
aesthetically  improved,  and  private  enterprise  guided  by  plans  and 
by-laws,  the  public  sector  must  play  its  full  part  in  the  development  by 
adherence  to  a  very  much  higher  standard  than  is  generally  displayed  at 
present . 

We  said  in  our  comments  on  zoning  by-laws  that,  in  a  rapidly  urbanizing 
community,  a  zoning  by-law  should  not  be  passed  unless  it  is  preceded 
by  and  implements  an  Official  Plan  that  has  been  formulated  on  the  basis 
of  a  proper  and  detailed  survey.  If  the  by-law  is  designed  to  ensure  that 
the  proposals  and  policies  set  out  in  the  land  use  section  of  the  Plan 
are  carried  out,  it  can  have  some  real  validity  and  will  be  less  likely 
to  be  amended  frequently. 

RECOMMENDATION 


That  the  regulations  for  land  use  be  set  out  in  the  zoning  by-law  and  that 
development  standards  be  formulated  on  the  basis  of  pre-established 
criteria,  general  guides  for  which  are  set  out  in  Paras.  9  8(a)  to  9 8( j) 
hereof. 

Recommended  Guides  for  Development  Standards 


Density  -  The  Official  Plan  for  a  district  should  set  out  a  meaningful 
pattern  of  land  use  that  will  enable  the  services  in  the  area  to  be  used 
to  their  optimum  capacity.  While  flexibility  must  be  given  to  developers 
and  their  consultants,  it  is  important  that  the  overall  effect  should  be 
satisfactory  and  the  individual  property  owner's  interests  safeguarded. 

To  this  end  the  maximum  number  of  persons  per  acre  should  be  established 
for  limited  areas.  As  development  proceeds,  the  actual  number  must  be 
checked  to  ensure  that  the  last  parcel  of  land  developed  is  not  either 
required  to  develop  at  a  higher  density  than  is  desirable  or  is  left  in  a 
situation  where  no  building  can  take  place.  We  mention  this,  perhaps 
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an  elementary  concept,  because  in  practice  complaints  are  often  made 
that  schools  or  services  are  being  overloaded  or  underused. 

Coverage  -  This  factor  is  not  particularly  important  in  single  family 
detached  housing  areas  where  complete  services  are  available.  The 
maximum  is  rarely  built  to  and  we  see  no  reason  to  make  suggestions 
in  this  regard.  In  multiple  family  accommodation,  the  density  and 
coverage  have  great  importance.  Both  must  be  related  to  the  number 
of  persons  on  a  given  parcel  of  land,  their  probable  ages.  ,  and  the 
accommodation  in  which  they  will  be  housed.  For  instance,  at  a  density 
of  one  hundred  and  fifty  persons  per  acre  housed  in  bachelor  apartments, 
the  population  will  likely  be  composed  of  adults.  They  will  probably 
require  almost  no  open  space  for  recreation  except  perhaps  in  high  rental 
areas  for  a  swimming  pool.  The  building  coverage  may  thus  be  quite  high. 
However,  if  the  same  number  of  people  are  housed  in  two  and  three  bed¬ 
room  units,  the  population  will  likely  contain  a  considerable  number  of 
children .  The  building  coverage  should  therefore  be  low  enough  to  permit 
the  provision  of  play  space.  The  recognition  of  these  complex  relation¬ 
ships  is  essential  if  meaningful  by-laws  are  to  implement  municipal 
plans,  even  if  it  means  more  complicated  regulations. 

Floor  Space  Index  -  This  form  of  control  is  now  in  fairly  common  usage. 

It  has  considerable  advantages  in  that  in  one  provision  it  can  control 
the  bulk  and  height  as  well  as  the  coverage  of  buildings.  Coupled  with 
density  provisions,  it  is  a  most  satisfactory  device . 

Height  Control  -  Restrictions. on  the  height  of  buildings  are  usually 
set  out  as  a  maximum.  In  some  areas  it  may  be  desirable  to  fix  a 
constant  height  for  civic  design  reasons.  In  other  sections  it  may  be 
necessary  to  insist  on  a  minimum  height  in  order  to  obtain  a  certain 
type  of  development  (eg.  Forest  Hill  Village  and  apartments).  Generally, 
however,  the  density  and  coverage  of  F.S.I.  provisions  together  with 
required  open  space  about  buildings  should  regulate  the  height  of 
development. 

Front  Yards  -  As  in  height  restrictions,  the  minimum  setback  tends  to 
become  the  maximum.  This  usually  produces  a  uniform  and  rather  un¬ 
interesting  street.  One  method  of  encouraging  variation  is  to  set  a 
minimum  setback  or  average  depth,  but  include  in  the  by-law  a  bonus 
system  that  will  allow  substantial  reductions  in  the  depth  of  front  yard 
in  accordance  with  an  overall  design  which  provides  a  variety  of  set¬ 
backs.  Whatever  system  is  adopted  we  suggest  that  consideration  should 
be  given  to  a  reduction  of  front  yard  requirements  on  local  residential 
streets.  In  multiple  family  areas  the  F.S.I.  and  density  regulations  are 
much  more  important  than  front  yard  requirements  which  in  contemporary 
construction  are  not  usually  a  cause  for  concern. 

Side  Yards  -  There  are  cogent  arguments  in  respect  to  the  value  of 
side  yards.  However,  we  are  not  sufficiently  impressed  with  the 
arguments  against  their  use  to  recommend  changes  in  single  family 
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detached  housing  areas.  In  multiple  family  housing  the  F.S.I.  regula¬ 
tions  coupled  with  fairly  simple  rules  respecting  yards,  i.e.  one-half 
height  of  the  building,  should  be  sufficient.  There  are  many  other 
methods  used  to  regulate  the  space  between  buildings  but  at  the  present 
time  there  seems  to  be  no  compelling  argument  to  require  adherence  to 
complicated  regulations  in  this  respect. 

(98g) 

Rear  Yards  -  In  respect  to  single  family  detached  housing,  no  urgent 
problems  are  evident.  In  multiple  family  accommodation,  the  same 
considerations  as  for  side  yards  are  applicable. 

(9  8h) 

Open  Space  -  Density  and  F.S.I.  regulations  together  with  minimum  yard 
requirements  will  ensure  that  space  is  left  around  buildings.  However, 
some  regulations  must  provide  that  some  of  the  space  is  usable  for 
recreation  purposes. 

(981) 

Landscaping  -  It  is  often  said  that  vegetation  is  the  saving  factor  in 
otherwise  uninspired  developments.  Certainly,  considerably  more 
attention  should  be  given  to  this  aspect  of  design,  particularly  in 
shopping  centres  and  where  unsympathetic  land  uses  adjoin.  Existing 
legislation  allows  land  to  be  required  for  landscaping  but  at  present 
no  provision  is  made  for  enforcing  that  planting  actually  takes  place. 

It  is  suggested  that  by-laws  should  require  space  for  landscaping  and 
that  agreements  ensure  its  development,  at  least  until  legislation  allows 
the  enforcement  of  landscaping  and  the  prevention  of  vegetation  removal. 

(98j) 

Traffic  Control  -  One  of  the  purposes  of  density  and  coverage  regulations 
is  to  ensure  that  traffic  will  be  able  to  circulate  satisfactorily.  It  is, 
however  most  necessary  to  prevent  indiscriminate  access  to  roads  , 
particularly  where  higher  density  than  single  family  detached  housing 
development  is  constructed.  The  Department  of  Highways  has  produced 
regulations  for  service  stations.  These  alone  require  some  twenty  or 
more  diagrams  for  a  comparatively  standard  facility.  It  cannot,  therefore, 
be  expected  that  every  requirement  for  each  use  and  situation  can  be  set 
out  in  a  zoning  by-law.  The  regulation  of  entrances  may  therefore  properly 
form  part  of  agreements  between  the  municipality  and  developer. 

(99) 

(c)  The  Financial  Plan 

A  satisfactory  Official  Plan  contains  a  planned  sequence  of  development. 

This  sequence  will  hinge  largely  on  the  planned  program  of  capital 
expenditures  for  public  works.  The  capital  works  program  should  be 
part  of  a  long  range  Financial  Plan  for  both  capital  and  operating 
expenditures,  based  on  the  present  and  projected  resources  of  the  Township, 
The  Financial  Plan  should  not  be  a  part  of  the  Official  Plan,  but  a  separate 
document  (like  the  Zoning  By-law)  which  implements  the  public  works 
part  of  the  Plan . 

(31) 


The  long  range  Financial  Plan  should  embrace:  (100) 

i)  A  Capital  Works  Program,  consisting  of  a  comprehensive  list 
of  capital  works  that  are  or  will  be  needed  to  carry  out  the  objectives 
of  the  Plan.  This  must  be  set  out  in  order  of  priority  and  related  to  the 
staging  in  the  Official  Plan. 

ii)  An  estimate  of  the  operating  costs  necessary  to  maintain 
existing  and  proposed  facilities  in  satisfactory  condition. 

iii)  A  projection  of  assessment. 

iv)  A  projection  of  anticipated  debenture  debt  requirements  within 
known  limits . 

v)  A  projection  of  tax  revenue . 

It  is  recognized  that  Federal  and  Provincial  grants  may  vary  and  that  (101) 

Metropolitan  Toronto  financial  demands  may  change.  It  is,  however, 
essential  for  the  Township  to  have  a  reasonable  idea  of  how  and  when  it 
will  be  likely  to  be  able  to  construct  and  operate  the  public  services 
required  if  the  proposals  in  the  Official  Plan  are  realized. 

As  in  the  case  of  the  land  use  proposals  and  policies  set  out  in  the  (102) 

Official  Plan,  the  Financial  Plan  will  not  be  static  but  will  need  revision 
as  time  goes  on.  It  will,  however,  give  the  Council  a  clear  picture  of 
the  immediate  and  long  range  financial  needs  of  the  Township. 


4.  ADMINISTRATIVE  ORGANIZATION 

We  have  discussed  above  two  important  requirements  for  sound  planning  and 
development:  a  good  Official  Plan  and  effective  methods  of  implementing  it. 
Another  equally  important  requirement  is  a  good  administrative  organization. 

(a)  Planning  Board 

One  of  our  terms  of  reference  is  to  review  the  function  of  the  North 
York  Planning  Board  and  the  advantages,  disadvantages  and  effective¬ 
ness  of  the  Planning  Board  operation  as  opposed  to  some  other  syston  . 
We  have  considered  the  role  of  the  Planning  Board  v\i  th  this  term  of 
reference  in  mind,  and  with  the  overall  object  of  establishing  effective 
and  efficient  methods  of  providing  for  development  while  maintaining 
satisfactory  controls  to  protect  the  interests  of  the  Township  and  its 
residents . 
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Our  conclusion  is  that  there  is  much  to  be  gained,  principally  in  the 
reduction  of  time  required  for  the  processing  of  applications  and  in 
improving  organization,  if  the  functions  of  the  Planning  Board  are 
transferred  to  a  committee  of  Council,  This  conclusion  has  also  been 
reached  by  various  groups  and  committees  which  have  studied  the  matter, 
including  the  Select  Committee  of  the  Ontario  Legislature  on  the  Municipal 
Act  and  Related  Acts . 

Council  has  the  ultimate  responsibility  for  decisions  on  planning  and 
development  matters.  Presently  both  the  Planning  Department  and 
Planning  Board  have  the  responsibility  of  advising  Council  of  these 
matters . 

We  do  not  see  any  advantage  either  from  a  technical  or  political  stand¬ 
point,  in  receiving  the  advice  of  the  Planning  Department  through  the 
Planning  Board.  The  Planning  Department  staff  is  sufficiently  capable 
and  experienced  that  additional  technical  advice  is  not  required  from 
Planning  Board.  In  any  event,  adequate  controls  and  checks  on  the 
technical  aspects  of  planning  are  already  provided  by  various  departments 
of  the  Provincial  Government  and  of  Metropolitan  Toronto.  The  political 
aspects  of  planning  are  more  properly  provided  by  Council  members  who 
are  the  ratepayers'  elected  representatives  than  by  non-political  members 
of  the  Planning  Board.  While  it  may  be  argued  that  one  of  the  Planning 
Board's  main  functions  is  that  of  public  relations,  there  is  no  reason  why 
this  function  cannot  be  performed  equally  well  by  Council  and  the 
Planning  Department. 

The  disadvantages  of  the  Planning  Board  system  as  opposed  to  a  committee 
of  Council  system  include  the  following: 

i)  Time  is  wasted  by,  and  misunderstanding  often  results  from, 
imposing  the  Planning  Board  (which  is  a  purely  advisory  group)  between 
the  Planning  Department  (which  should  originate  the  advice)  and  Council 
(which  must  make  the  decisions  and  set  policy).  The  Planning  Board 
adds  to  the  number  of  bodies  and  organizations  which  consider  applica¬ 
tions,  thus  increasing  processing  times.  Misunderstanding  is  likely 

to  arise  because  the  Planning  Department  reports  through  the  Planning 
Board  rather  than  directly  to  Council. 

ii)  The  responsibility  of  Council  for  planning  decisions  is  obscured 
by  the  existence  of  the  Planning  Board.  Most  ratepayers  believe 
incorrectly  that  the  Planning  Board  makes  planning  decisions.  This  is 
undoubtedly  because  the  Board  presents  plans  to  the  public  and  holds 
meetings  to  discuss  plans  and  applications.  If  planning  matters  were 
considered  by  a  Committee  of  Council  and  if  the  Committee,  rather  than 
the  Planning  Board,  made  recommendations  to  Council,  then  both  the 
Committee  and  Council  would  be  forced  to  take  a  greater  interest  in,  and 
give  fuller  consideration  to  planning  matters  because  the  responsibility 
for  decisions  would  be  more  clearly  theirs. 
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iii)  Successful  planning  and  development  require  the  co-operation 

and  co-ordination  of  all  departments  of  a  municipality.  This  requirement 
is  most  difficult  to  meet  when  the  Planning  Department  reports  to  the 
Planning  Board  and  not  directly  to  a  Committee  of  Council ,  or  to  an 
official  who  has  administrative  control  over  all  departments. 

To  summarize,  we  believe  that  the  transfer  of  the  present  functions  of 
the  Planning  Board  to  a  Planning  Committee  of  Council  would  result  in 
time-saving,  would  place  responsibility  for  planning  more  directly  with 
Council,  and  would  provide  a  basis  for  improving  the  organization.  If 
a  Board  of  Control  is  instituted  this  will  necessitate  another  step  in 
the  processing  sequence.  It  is  therefore  advisable  to  reduce  the  number 
of  steps  elsewhere. 

RECOMMENDATIONS 

(a)  That  the  Township  recommend  to  the  Provincial  Legislature  that 
the  Planning  Act  be  amended  to  permit  those  municipalities  which 
so  desire  to  transfer  to  Council,  subject  to  the  approval  of  the 
Minister,  the  functions  now  vested  in  planning  boards. 

(b)  That,  provided  The  Planning  Act  is  amended  as  above,  the  Township 
should  consider  dispensing  with  the  Planning  Board  and  estab¬ 
lishing  a  Planning  Committee  of  Council  to  deal  with  planning  and 
development  matters . 

(c)  That  the  Township  recommend  to  the  Provincial  Legislature  that 
the  Planning  Act  be  amended  to  permit  Council,  where  it  assumes 
the  functions  of  a  Planning  Board,  to  vest  in  a  Committee  of 
Adjustment  the  "consent"  functions  permitted  under  Section  26 

of  The  Planning  Act. 

(d)  That  the  Township  recommend  to  the  Provincial  Legislature  that 
the  Planning  Act  be  amended  to  require  the  body  exercising  consent 
functions  pursuant  to  Section  26  of  the  Act  to  give  reasons  for  its 
decisions  and  to  operate  within  the  framework  of  clear  policies  on 
consents  as  may  be  set  out  within  a  comprehensive  Official  Plai  . 


Whether  or  not  the  Planning  Board  is  replaced  by  Council ,  or  until  it  is , 
the  function  of  the  present  Planning  Board  can  be  improved.  Our 
recommendations  are  included  in  the  following  paragraphs . 

The  greater  part  of  North  York  Planning  Board  meetings  are  taken  up 
with  hearing  applicant  representations  for,  and  public  deputations  in 
opposition  to,  zoning  amendments.  Invariably  the  same  deputations 
with  the  same  objections  appear  before  Council  of  the  zoning  amend¬ 
ment  is  recommended  for  approval  by  the  Planning  Board.  There  appears 
to  be  a  duplication  of  effort  and  loss  of  time  by  hearing  public  deputa¬ 
tions  at  both  levels.  It  may  be  possible  to  effect  a  reduction  in  the 
amount  of  duplication  by  dealing  with  all  but  exceptional  cases  at  the 
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Planning  Board  level,  but  there  will  remain  the  fundamental  problem  of 
substantially  reducing  the  necessity  for  public  deputations.  (In  the 
event  that  the  Planning  Board  is  replaced,  it  is  recommended  that 
deputations  be  received  only  by  the  Committee,  and  none  at  all  by 
Council,  as  is  the  case  in  The  City  of  Toronto  and  at  Metro). 

Implementation  of  our  recommendations  concerning  the  Official  Plan  and 
Zoning  By-laws  should  substantially  reduce  the  number  of  public  deputa¬ 
tions.  These  included  a  recommendation  that  more  protection  be  pro¬ 
vided  for  the  individual  homeowner  who  objects  to  being  forced,  in  most 
cases,  to  locate  in  a  neighbourhood  which  could  be  changed  in  character 
by  other  types  of  development.  This  can  be  accomplished  by  incorporating 
in  the  Official  Plan  and  Zoning  By-laws  a  definition  and  category  for 
development  which  would  be  specified  as  a  holding  zone.  To  this  extent 
at  least,  the  prospective  homeowner  would  know  that  the  general  character 
of  the  neighbourhood  will  remain  constant,  but  that  the  specific  details 
of  development  in  some  parts  are  yet  to  be  decided. 

RECOMMENDATIONS 

(a)  That  the  applicant  be  encouraged  to  do  more  to  resolve  differences 
of  opinion  before  matters  are  placed  before  the  Planning  Board 

or  Committee  of  Council  and  in  this  connection,  to  hold  meetings 
with  the  ratepayers  of  the  neighbourhood  concerned.  At  that 
time  a  great  many  differences  should  be  resolved  through  com¬ 
promise  or  better  understanding.  In  the  procedure,  the  citizen 
would  still  be  able  to  voice  his  opinion,  and  the  applicant 
would  reduce  the  possibility  of  delay  in  the  processing  of  his 
application . 

(b)  That  the  Planning  Department  endeavour  to  resolve  differences  of 
opinion  with  the  applicant  before  matters  are  placed  before  the 
Planning  Board  or  Committee  of  Council. 

(c)  That  if  the  Planning  Board  is  replaced  by  Council ,  public 
deputations  be  heard  by  the  Planning  Committee  of  Council  and 
not  heard  again  by  Council. 

Adoption  of  the  above  recommendations  should  reduce  the  number  of 
deputations  and  representations  before  the  Planning  Board. 

At  the  present  time  the  Planning  Board  does  not  insist  on  recommendations 
from  the  Planning  Department.  To  discharge  its  full  responsibilities, 
the  Planning  Department  must  make  recommendations  supported  with 
data  in  the  staff  reports.  This  principle  can  also  be  extended  and  applied 
to  the  Planning  Board.  In  the  Planning  Board's  case,  recommendations  are 
made  to  Council  but  the  decisions  are  unsupported  by  reasons.  In 
addition,  it  would  be  desirable  if  Council  would  set  out  its  reasons 
supporting  its  decision  on  contentious  matters. 
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Planning  Department  recommendations  and  Planning  Board  reasons  would 
make  both  groups  more  effective.  At  the  same  time,  it  would  bring 
matters  into  sharper  focus  for  the  Ontario  Municipal  Board  whenever  a 
zoning  amendment  application  was  the  subject  of  an  appeal  hearing. 

RECOMMENDATIONS 

(a)  That  if  the  Planning  Board  is  continued,  a  policy  be  established 
of  having  it  support  its  recommendations  to  Council  with  reasons. 

(b)  That  the  practice  of  requiring  the  Planning  Department  to  give 
recommendations  on  all  matters  to  the  Planning  Board  or 
Committee  of  Council  be  re-established. 

The  Board  spends  a  great  deal  of  time  and  effort  in  discussing  and  evalu¬ 
ating  the  merits  of  individual  proposals  put  before  it  by  the  staff.  The 
great  majority  of  the  proposals  appear  to  be  judged  on  the  basis  of: 

i)  The  applicant's  submission. 

ii)  A  special  study  by  the  staff,  varying  in  degree  of  depth 
and  completeness,  of  the  relationship  and  effect  of  the  proposal  on 
the  immediate  surroundings. 

ii)  The  local  ratepayer  reaction  to  the  proposal. 

iii)  The  Board's  judgment  of  the  proposal. 

We  believe  that  the  Board  is  fully  aware  that  its  prime  responsibility  is 
to  the  community  at  large  while  giving  consideration  to  the  rights  of 
individuals.  It  is  possible  for  all  bodies  whose  judgment  may  be 
influenced  by  pressure  or  eloquence  to  be  swayed  from  complete  object¬ 
ivity.  A  requirement  to  set  out  the  reasons  for  their  judgments  may,  we 
believe,  be  helpful.  A  different  form  of  Official  Plan  which  indicates 
guiding  principles  upon  which  most  judgments  may  be  made  may  also,  we 
believe,  be  more  helpful  than  the  present  form. 

RECOMMENDATION 


That  the  Planning  Board,  or  any  other  body  which  makes  planning 
decisions,  work  within  a  well-considered  framework  which  can  be  pro¬ 
vided  only  by  a  comprehensive  Official  Plan.  The  form  of  this  document 
has  already  been  outlined  in  this  report. 


(b)  Planning  Department 

In  our  study  of  the  Planning  Department,  we  have  discussed  planning 
and  development  procedures  with  the  staff  of  the  Department,  and  with 
a  number  of  elected  and  appointed  representatives  of  the  Township; 
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we  have  made  comparisons  with  other  municipalities,  and  we  have 
observed  the  proceedings  of  groups  which  are  concerned  with  planning 
matters.  We  conclude  that  changes  in  organization  structure,  in 
methods,  systems  and  procedures  and  in  standards  governing  the 
productivity  of  staff  could  improve  the  operation  of  the  Planning 
Department . 

Changes  are  also  required  in  areas  that  fall  outside  the  Depart¬ 
ment.  Benefits  can  be  achieved  from  changes  in  the  Township's 
administrative  organization. 

Economies  can  be  achieved  in  the  Planning  Department  through  a 
reduction  in  duplication  of  work  and  better  use  of  available  staff 
time.  These  economies  are  minor  in  comparison  with  those  which  we 
believe  can  result  from  recommendations  in  this  report  which  will 
speed  up  development  and  save  time.  These  benefits  include 
obtaining  increases  in  assessment  more  quickly,  cost  savings  to 
developers  and  owners,  a  reduction  in  the  possibility  of  costly 
planning  errors  and  time  savings  on  the  part  of  the  staff  and  elective 
representatives  of  the  Township  and  of  the  staffs  of  other  Government 
organizations.  It  is  impossible  to  estimate  with  any  accuracy  the 
dollar  value  of  these  benefits,  but  it  is  not  unrealistic  to  say  that 
they  would  be  highly  significant  to  the  community  as  a  whole. 

Our  findings  and  recommendations  concerning  the  operation  of  the 
Planning  Department  are  discussed  under  the  following  headings: 
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(i)  Organization 

The  Planning  Department's  overall  function  divides  into  two  main  cate¬ 
gories  of  work:  processing  development  applications  and  long  range 
planning.  Approximately  $97,000  or  81%  of  department  salaries  are 
spent  on  processing  development  applications.  This  contradicts  the 
connotations  one  places  on  the  activities  suggested  by  the  Department's 
name.  Proportionately,  North  York  spends  less  on  long  range  planning 
than  the  Townships  of  Scarborough  and  Toronto. 

The  following  table  shows  the  comparative  figures: 

STAFF  SALARIES  ALLOCATED  TO  LONG  RANGE  PLANNING 


Township 

1962 

Population 

Planning 

Department 

Salaries* 

$ 

Salaries 
For  Long 
Range 
Planning 

$ 

23,000 

Long  Rsnge 
Planning 
to  Total 
Salaries 

North  York 

274,688 

120,000 

19% 

Scarborough 

226,076 

92,000 

27,000 

29% 

Toronto 

65,426 

84,000 

23,000 

28% 

*  Excludes  clerical  salaries  for  Committee  of  Adjustment. 


The  section  heads  and  their  immediate  subordinates  have  many  clerical 
duties,  such  as  filing,  up-dating  files,  up-dating  status  records  and 
requesting  routine  information.  Thus,  the  technical  staff  have  less 
time  for  their  primary  function  of  processing  applications  as  it  relates 
to  technical  matters.  An  illogical  grouping  of  activities  such  as  this 
results  in  the  technical  staff  working  excessive  amounts  of  overtime  in 
order  to  keep  up  to  date . 

The  Planning  Director's  secretary  unofficially  provides  some  guidance 
to  the  clerical  staff  but,  due  to  her  other  duties,  it  is  not  a  satisfactory 
arrangement.  The  Planning  Director  burdens  himself  with  numerous 
administrative  details,  such  as  reviewing  all  incoming  mail  and  signing 
all  outgoing  mail.  No  doubt  this  is  prompted  by  a  desire  to  keep  current 
on  all  department  activities.  However,  the  practice  results  in  duplica¬ 
tion  of  effort  and  unnecessarily  promotes  a  large  number  of  external 
enquiries  being  handled  by  the  Director. 

RECOMMENDATION 


That  an  administrative  section  be  created  under  the  supervision  of  an 
Administrative  Assistant  to  the  Planning  Director.  This  section  will  be 
given  the  responsibility  for  all  clerical  activities. 
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The  two  members  of  the  staff  who  handle  counter  enquiries  are  an 
isolated  group  in  the  organization  structure.  In  the  performance  of 
their  duties  they  answer  to  everyone  and  yet  are  responsible  to  no 
one.  We  noted  several  occasions  when  closer  supervision  would  have 
resulted  in  more  effective  use  of  their  time. 

RECOMMENDATION 


That  the  two  counter  clerks  be  assigned  to  the  Administrative  Section 
of  the  Department. 


(ii)  Personnel 

We  have  commented  above  on  the  need  for  changes  in  organizational 
responsibilities  in  order  to  make  better  use  of  the  technical  abilities 
pf  the  staff  and  in  order  to  improve  the  operating  efficiency  of  the 
Department.  In  general,  it  was  our  impression  that  the  technical 
staff  is  loyal,  hardworking  and  adequate  for  the  responsibilities  for 
the  framework  in  which  they  now  work.  In  particular,  we  believe  that 
North  York  is  fortunate  in  having  a  planning  staff  who  give  themselves 
so  freely  to  their  work . 

However,  one  of  the  principal  reccmmendations  of  this  Report  is  that  a 
revised  Official  Plan,  made  up  of  a  series  of  District  Plans  ,  be  under¬ 
taken  immediately.  We  recommend  that  a  fully  qualified  graduate  of 
a  planning  school,  with  experience  in  long-range  planning,  be  added 
to  the  staff  for  this  purpose.  The  position  should  be  a  permanent  one, 
since  the  need  for  long-range  planning  is  not  limited  to  the  Official 
Plan,  but  is  a  continuing  process.  It  is  true  that  the  present  load 
carried  by  the  Planning  Director  will  be  eased,  to  some  extent,  by  the 
implementation  of  some  of  the  recommendations  herein.  He  should 
not  then  assume  the  substantial  work  involved  in  long-range  planning 
studies.  He  will  be  freed  to  guide  and  supervise  such  a  program, 
which  is  his  proper  function.  Similarly,  the  time  of  the  existing 
technical  staff  will  be  better  utilized  if  the  recommendations  of  this 
Report  are  carried  out.  However,  we  foresee  no  slackening  of  the  rate 
of  Township  growth,  nor  a  decrease  in  the  volume  of  development 
applications.  It  therefore  cannot  be  reasonably  expected  that  the  present 
staff  can  complete  a  new  Official  Plan  with  the  dispatch  which  is 
desirable . 

The  following  tables  give  comparative  data  on  staff  turnover  for  the 
Planning  Department  and  the  Township  administrative  organization  as  a 
whole.  It  is  significant  that  the  Planning  Department's  rate  of  staff 
turnover  is  about  2-1/2  times  that  of  the  whole  Township's  staff. 

The  Department  has,  in  four  of  the  last  six  years,  had  a  turnover  in 
its  technical  staff  of  approximately  25%.  This  relatively  high  turn¬ 
over  imposes  hardships  which  would  be  less  acute  if  there  were  more 
technical  staff  in  the  Department.  The  usual  situation  following  a 


(39) 


separation  is  a  temporary  decrease  in  staff  which  results  in  the  applicable 
section  head  being  forced  to  carry  an  extra  work  load  until  replacement 
is  made.  In  view  of  the  shortage  of  technically  aualified  planners  in 
Ontario,  retention  of  staff  is  essential  and  in  this  connection  job  satis¬ 
faction  is  important. 

PERMANENT  STAFF  TURNOVER 

PLANNING  DEPARTMENT 

Year 

No.  of  Staff 

No.  of  Staff  Leaving 

Per  Cent 

Turnover  Per  Year 

1958 

26 

8 

31 

1959 

27 

11 

41 

1960 

26 

9 

35 

1961 

25 

6 

24 

1962 

26 

7 

27 

TOWNSHIP  OF  NORTH  YORK 

(excluding  the  fire  department) 

Year 

No.  of  Staff 

No.  of  Staff  Leaving 

Per  Cent 

Turnover  Per  Year 

1960 

959 

169 

18 

1961 

1000 

113 

11 

1962 

1022 

106 

10 
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RECOMMENDATION 


That  in  order  to  improve  job  satisfaction: 

(a)  More  recognition  be  given  to  the  importance  of  the  technical 
planning  staff  by  delegating  more  authority  to  them ,  so  that 
their  authority  is  more  in  line  with  their  responsibilities. 

(b)  The  position  of  technical  staff  be  elevated  by  elimination  of 
routine  clerical  detail  work  from  the  position. 


(40) 


(130)  The  turnover  of  clerical  staff  is  slightly  higher  than  it  is  for  technical 

staff.  While  the  implications  of  a  high  clerical  staff  turnover  are  less 
critical,  it  does  detract  from  attaining  a  high  level  of  productivity. 

The  lack  of  adequate  supervision  in  planning  of  work  is  a  major  cause 
of  high  clerical  staff  turnover. 

RECOMMENDATION 

That  supervision  and  planning  of  clerical  work  be  improved. 

(iii)  Systems  and  Procedures 

(131)  There  is  room  for  improvement  in  the  systems  and  procedures  used  in 

processing  applications  and  in  the  use  which  is  made  of  technical 
staff  time . 

i  1  32)  Approximately  49,000  notices  of  public  hearings  regarding  subdivisions, 

zoning  amendments  and  minor  variances  were  sent  out  in  1962.  This 
procedure  involved  preparing  notice  lists,  producing  the  notice,  making 
the  necessary  number  of  copies,  folding  the  notices,  typing  addresses 
on  envelopes ,  inserting  the  notice  ip  the  envelope  ,  verifying  that  the 
correct  number  of  notices  were  sent,  sealing  the  envelopes  and  arranging 
for  mailing.  The  need  for  a  large  number  of  public  hearings  is  questioned 
elsewhere  in  this  report.  However,  assuming  that  the  need  for  a  certain 
number  of  hearings  continues,  certain  advantages  can  be  gained  by 
changing  the  form  and  manner  in  which  notices  are  sent  out. 

RECOMMENDATIONS 

(a)  That  postcards  be  used  to  advise  interested  parties  of  public 
hearings . 

(b)  That  mechanical  means  of  addressing  be  used.  The  use  of  the 
addressing  equipment  of  the  Waterworks  Department  should  be 
considered . 

(133)  The  adoption  of  the  above  recommendations  should  eliminate  several 

steps  in  the  mailing  of  notices  and  should  result  in  reductions  in  time 
which  would  approximate  the  equivalent  of  1-1/2  persons  per  year. 

( 1  34)  If  dictating  eqii  pment  were  used  we  estimate  that  a  saving  of  one 

person ‘s  time  would  result  through  elimination  of  non-productive 
stenographic  time. 

RE  COM  MEN  DATION 


That  dictating  equipment  be  used  to  improve  efficiency  and  reduce  costs 
through  the  use  of  a  lower  classification  of  stenographic  staff. 


(41) 


In  producing  copies  of  staff  reports  on  development  applications,  at  (135) 

least  two  runs  are  made,  one  prior  to  Planning  Board  meetings  and  the 
other  prior  to  Council  meetings. 

RECOMMENDATION 

That  only  one  run  be  made  of  staff  reports  in  order  to  eliminate  time 
required  for  extra  set-ups  relating  to  locating  stencils,  setting  up 
reproduction  equipment  and  collating. 

At  present,  the  collating  of  reports  for  Planning  Board  meetings  and  for  (136) 

Council  meetings  is  done  manually.  This  procedure  causes  delays  as 
well  as  adding  to  the  inefficient  use  of  manpower. 

RECOMMENDATION 

That  all  collating  be  done  by  mechanical  means. 

We  noted  from  a  one-week  sampling  that  1,600  telephone  calls  and  (137) 

400  counter  enquiries  were  handled.  An  attempt  is  made  to  screen 

enquiries  and,  wherever  possible,  have  the  clerical  staff  deal  with  those 

that  are  routine.  However,  this  is  not  entirely  satisfactory  because  in 

many  cases  the  enquiry  is  handled  twice  and  often  the  technical  staff 

members  are  unable  to  concentrate  on  their  duties  for  more  than  20  minutes 

at  a  time  without  an  interruption . 

RECOMMENDATION 

(a)  That  a  newly  created  administrative  section  be  responsible  for 
answering  all  enquiries  from  a  central  information  file. 

(b)  That  technical  staff  be  freed  from  answering  enquiries  for  defined 
periods,  such  as  between  9:00  and  10:30  in  the  morning  and 
3:00  and  5:00  in  the  afternoon. 

Approximately  10%  or  the  equivalent  of  one  man  year  of  time  of  tech-  (138) 

nical  staff  is  spent  in  Planning  Board  and  Council  meetings.  Of  this 
time,  only  approximately  50%  of  productive  in  the  sense  that  it  adds 
to  the  value  of  the  meeting  through  presentation  of  information. 

RECOMMENDATION 

That  the  number  of,  and  time  spent  by,  staff  members  at  Planning  Board 
and  Council  meetings  be  reduced. 

There  is  evidence  that  a  considerable  amount  of  unnecessary  time  is  (139) 

spent  by  duplicating  information  regarding  the  status  of  application 
files.  Typical  of  the  Department  as  a  whole  are  the  registers  and  index 
files  which  the  Zoning  Section  keep.  No  less  than  ten  registers,  books 
and  forms  involving  at  least  one  hundred  and  fifty  entries  per  file  are 
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(139) 

(Cont'd) 

RECOMMENDATIONS 

(a)  That  duplication  in  file  status  records  be  eliminated. 

(b)  That  the  file  status  records  be  combined  into  a  central  system. 


used  for  scheduling  and  locating  information.  At  present,  formal 
recording  of  status  information  is  not  always  complete.  We  are  con¬ 
fident  that  at  least  half  the  registers  could  be  eliminated  without 
seriously  affecting  the  job  of  locating  information. 


(140)  We  noted  a  number  of  other  changes  which  could  be  made  to  systems 

and  procedures  in  order  to  help  eliminate  waste  of  clerical  time. 

RECOMMENDATIONS 

(a)  File  maintenance 

(i)  That  a  policy  be  established  that  all  file  maintenance  is  the 
responsibility  of  the  administrative  section  rather  than  of 
technical  staff. 

(ii)  That  the  practice  of  reproducing  separate  copies  of  minutes 
of  meetings  for  files  be  eliminated. 

(iii)  That  the  decisions  of  the  Planning  Board  and  Council  be 
earmarked  by  colour  coding  them  with  tabs  rather  than  by  cutting 
and  taping  the  decisions  on  pink  paper. 

(iv)  That  all  superfluous  material  be  removed  from  files  before 
they  are  closed . 

(b)  Reproduction  of  reports 

(i)  That  a  policy  be  established  that  only  one  person  is  respon¬ 
sible  for  the  operation  of  reproduction  equipment. 

(ii)  That  the  number  of  reports  required  be  more  closely  estab¬ 
lished  in  order  to  help  avoid  over-runs  and  second  runs. 

(c)  Planning  and  scheduling  of  work 

(i)  That  all  clerical  procedures  be  standardized  and  that  target 
times  for  all  jobs  be  established. 

(ii)  That  all  clerical  work  be  planned  and  scheduled  according 
to  target  times . 


(43) 


(iii)  That  target  times  for  the  various  steps  in  processing  develop¬ 
ment  applications  be  established. 

(iv)  That  applications  which  are  to  be  considered  at  Board  meetings 
be  scheduled  on  the  basis  of  target  times.  This  will  also  require  a 
scheduling  of  work  in  other  departments  and  committees  of  Council. 

(v)  That  a  status  report  which  emphasises  the  age  of  the  files  be 
developed . 

The  recommendations  which  we  have  made  above  on  systems  and  proce¬ 
dures  reflect  the  need  for  a  systems  and  procedures  group  in  the  Township. 
This  is  discussed  further  in  Paragraph  172. 

(iv)  Office  Layout 

The  Planning  Department  office  layout  is  based  on  the  open  space  concept. 
Our  main  criticism  of  this  arrangement  is  that  it  causes  considerable 
distraction  for  technical  staff. 

RECOMMENDATION 


In  order  to  create  an  atmosphere  conducive  to  the  work  of  the  senior 
technical  staff  and  to  facilitate  the  supervision  of  clerical  staff,  that 
the  two  groups  be  separated  by  suitable  partitioning  of  the  office.  The 
partition  which  presently  exits  should  be  removed  and  the  clerical  staff 
placed  in  the  area  nearest  the  counter. 


(v)  Processing  of  Applications 

The  Planning  Department  devotes  the  majority  of  its  time  to  analyzing 
applications  for  subdivisions,  land  divisions  and  zoning  amendments  and 
applications  to  the  Committee  of  Adjustment.  We  have  previously  com¬ 
mented  on  systems  and  procedures  which  are  common  to  all  applications 
our  remarks  are  now  directed  towards  particular  applications. 

Plans  of  Subdivision  -  Information  on  the  number  and  different  categories 
of  files  closed  in  1962  is  set  put  ip  Appendix  IV  and  comparative  data  on 
processing  times  for  files  closed  in  1961  and  1962  is  set  out  in 
Appendix  V  • 

The  necessity  of  area  studies  added  t>  the  delay  in  processing  27%  of 
the  active  files  closed  in  1962.  An  up-to-date  series  of  District  Plans, 
discussed  elsewhere  in  this  report,  could  have  reduced  the  processing 
time  by  having  available  the  detailed  information  required. 

The  existence  of  inactive  open  files  for  periods  up  to  5  years  is  too  long 
and  distracts  from  proper  attention  being  given  to  active  files. 
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Although  the  Planning  Department  is  the  focal  point  for  processing 
subdivision  plans,  it  is  impossible  for  Planning  staff,  under  present 
procedures,  to  control  the  processing  time.  The  average  time  for 
processing  normal  files  increased  by  25  weeks  from  1961  to  1962. 

For  the  most  part,  this  increase  can  be  attributed  to  the  applicant. 

RECOMMENDATIONS 

(a)  That  time  limits  for  receiving  information  from  applications  be 
established . 

(b)  That  detailed  instructions  for  applicants  be  compiled  which  will 
set  down  the  necessary  procedures. 


The  Planning  Department  has  no  control  over  the  time  required  for  return 
of  requested  reports  from  other  departments  or  government  bodies.  For 
example,  the  Engineering  Department  has,  on  occasion,  taken  6  weeks 
to  supply  information  to  the  Planning  Department.  In  some  cases  there 
are  undoubtedly  valid  reasons  for  the  delay.  However,  the  fact  still 
remains  that  the  uncertainty  of  receiving  information  in  a  reasonable 
length  of  time  creates  bottlenecks  and  increases  the  work  involved  in 
processing  applications. 

Time  limits  are  established  by  statute  in  certain  areas  of  the  United 
States.  Some  provide  that,  in  the  event  a  planning  authority  has  not 
positively  stated  that  the  plan  should  not  be  registered  within  30  days, 
the  plan  is  deemed  to  be  acceptable  and  may  be  registered.  The  City 
Planning  Board  in  London,  Ontario,  sets  a  deadline  for  the  return  of 
comments  from  municipal  departments.  If  comments  are  not  received 
within  the  deadline,  the  Board  usually  proceeds  to  deal  with  the  matter 
and  assumes  that  the  Department  not  replying  has  no  adverse  comment 
to  make . 

RE  CO  MMEN  DATION 


That  time  limits  for  receiving  reports  from  other  departments  and  govern¬ 
ment  bodies  be  established. 


Excluding  the  files  referred  to  the  Ontario  Municipal  Board,  each  plan  of 
subdivision  processed  in  1962  appeared  on  an  average  three  times  before 
the  Planning  Board,  three  times  before  Council,  and  seven  times  before 
committees  of  Council.  In  certain  instances  the  process  takes  on  the 
resemblance  of  negotiations  in  which  differences  are  resolved  and  com¬ 
promises  are  made.  However  desirable  the  practice  may  be,  the  level 
at  which  it  is  conducted  and  the  duration  are  questionable.  In  the  case  of 
committees  of  Council,  the  point  has  almost  been  reached  where  it 
could  be  said,  they  are  Committees  for  "deputations  from  applicants". 


(4  5) 


This  should  not  be  their  function.  Much  of  the  technical  detail  now 
handled  by  Committees,  could  be  handled  more  quickly  and  just  as 
competently  by  department  heads,  if  they  were  given  the  opportunity 
and  worked  within  the  framework  of  adequate  policies  set  down  by  Council. 

RECOMMENDATION 


That  committees  of  Council  delegate  responsibility  for  resolving 
administrative  and  technical  details  to  department  heads,  wherever 
possible,  within  limits  of  established  policy. 


The  manual  checking  of  lot  specifications  on  plans  of  subdivision  pre- 
pa  red  for  registration  is  time-consuming,  particularly  when  errors  are 
found.  Through  our  assistance,  the  use  of  electronic  computers  for  this 
job  is  now  being  investigated.  The  use  of  the  computer  shows  great 
promise  and  particularly  if  the  applicant  makes  use  of  the  service  in  the 
first  instance.  By  insisting  that  final  plans  are  initially  checked  by 
computers,  substantial  savings  will  be  effected.  This  would  also  eliminate 
duplication  of  work  at  the  Land  Title  Registry  Offices  and  the  Planning  and 
Building  Departments. 

RECOMMENDATION 


That  electronic  computers  be  used  for  checking  survey  plans. 


Other  areas  where  improvements  can  be  made  in  reducing  time  and  work 
in  processing  plans  of  subdivision  are  set  out  below. 

(a)  The  Legal  Department  does  not  process  subdivision  agreements 
before,  rather  than  after,  they  are  sent  to  the  applicant  for  signature. 

(b)  Draft  plans  of  subdivision  are  not  sent  to  the  Planning  Department 
at  the  same  time  the  applicant  sends  them  to  the  Minister  of  Municipal 
Affairs.  In  some  cases  this  is  done  now  unofficially.  We  see  no  reason 
why  it  should  not  be  the  practice  in  all  cases. 

(c)  Scheduling  is  not  used  to  reduce  the  time  that  it  takes  for  applica¬ 
tions  to  come  before  the  Planning  Board  and  Council  and  for  Council's 
letter  recommending  draft  approval  to  go  to  the  Metropolitan  Toronto 
Planning  Board. 

(d)  Duplication  occurs  between  the  Minister,  the  Metropolitan  Toronto 
Planning  Board,  and  North  York,  when  information  is  requested  from  various 
sources.  For  example,  the  Minister  requests  the  comments  of  the 
Metropolitan  School  Board  on  a  draft  plan  of  subdivision;  the  Metropolitan 
School  Board  in  turn  requests  the  comments  of  the  North  York  School  Board. 
The  North  York  Planning  Department  also  requests  the  comments  of  the 
North  York  School  Board  in  the  course  of  processing  the  application,  and 
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(152)  forwards  those  comments  to  the  Minister.  Other  examples  of  duplication 

are  given  in  Paragraphs  205  and  206. 

RECOMMENDATIONS 

(a)  That  the  Legal  Department  process  subdivision  agreements  before 
they  are  sent  to  the  applicant  for  signature. 

(b)  That  draft  plans  be  forwarded  to  the  Planning  Department  and 
to  the  Minister  at  the  same  time. 

(c)  That  dates  on  which  subdivision  plans  are  to  come  before  the 
Planning  Board  and  Council  and  the  dates  on  which  Council's 
recommendation  of  draft  approval  are  to  be  sent  to  the 
Metropolitan  Toronto  Planning  Board  be  scheduled  on  the  basis 
of  target  times. 

(d)  That  the  Minister  be  requested  to  amend  the  present  procedures 
in  respect  to  proposed  plans  of  subdivision  so  that  the  Township 
will  receive  copies  of  comments  of  all  other  interested  govern¬ 
ment  bodies  and  agencies.  This  is  discussed  in  detail  in 
Paragraphs  201  to  212. 

(153)  Zoning  Amendment  Applications  -  The  Clerk's  Department  does  not  as  a 

regular  practice  submit  copies  of  applications  to  the  Planning  Department 
immediately  on  receipt.  The  majority  of  applications  are  sent  first  to 
Council,  which  then  refers  them  to  the  Planning  Board.  As  a  result, 
there  is  a  minimum  of  two  weeks'  delay  in  processing  time. 

RECOMMENDATION 

That  zoning  amendment  applications  be  directed  to  the  Planning  Depart¬ 
ment  immediately  on  receipt  in  the  Clerk's  Department. 

(154)  The  Planning  Department  does  not,  as  a  regular  practice,  request 

information  on  cost  of  services  from  the  Engineering  Department  at  an 
early  stage  of  processing  an  application.  This  procedure  is  presently 
being  tried  in  an  informal  but  inconsistent  basis.  Reduction  in  duplica¬ 
tion  of  work  and  inter-departmental  memos,  as  well  as  an  earlier- 
informed  applicant,  are  results  that  could  be  anticipated  if  the  capacity 
of  services  were  ascertained  at  an  early  stage  and,  when  necessary, 
cost  estimates  obtained. 

RECOMMENDATION 


That,  as  a  regular  practice,  capacity  and,  when  necessary,  cost  informa¬ 
tion  of  services  required  be  requested  from  the  Engineering  Department 
at  the  time  of  its  first  report. 


(47) 


As  in  the  case  of  processing  plans  of  subdivision,  procedures  followed 
in  processing  zoning  amendment  applications  could  be  improved  to 
reduce  processing  time. 

The  following  analysis  of  the  number  of  files  closed  in  1961  and  1962 
reflects  the  delays  involved: 

(a)  Of  the  123  files  closed  in  1961,  69%  of  them  were  closed 
within  12  months  or  less.  In  1962,  of  the  124  files  only  52%  were 
closed  within  12  months  or  less.  Files  closed  within  3  months  were 
in  the  main  applications  that  were  refused  or  withdrawn. 

(b)  Of  the  149  open  files  as  of  July  1,  1963,  thirty-three  were 
opened  prior  to  1961. 

(c)  In  50%  of  the  files  that  were  opened  in  1961  and  1962  and 
remained  open  more  than  12  months,  the  cause  could  be  attributed  to 
delays  at  the  Ontario  Municipal  Board  or  on  the  part  of  the  applicant. 
Of  the  50%,  three  quarters  of  the  cases  were  delays  on  the  part  of  the 
applicant. 

RECOMMENDATIONS 


In  order  to  improve  procedures  and  reduce  processing  times,  we  recom¬ 
mend  that: 

(a)  Tighter  scheduling  be  used. 

(b)  Time  limits  be  set  for  receiving  information  from  applicants. 

(c)  Committees  of  Council  be  given  some  relief  from  deputations 
by  giving  the  department  heads  more  authority  to  decide  matters 
within  parameters  of  policies  laid  down  by  Council. 


The  largest  potential  area  for  reducing  elapsed  time  falls  outside  the 
jurisdiction  of  the  Planning  Department.  A  policy  of  having  the  Ontario 
Municipal  Board  deal  only  with  by-laws  involving  appeals  would  help 
reduce  processing  times.  This  point  is  discussed  in  Paragraphs  222 
and  223 . 

Official  Plan  Amendments  -  After  amendments  to  the  Official  Plan  have  been 
approved  by  Council,  the  Community  Planning  Branch  circulates  them  to 
such  agencies  as  the  Provincial  Department  of  Highways,  Ontario  Depart¬ 
ment  of  Highways,  Metropolitan  Toronto  Planning  Board,  Conservation 
Authority  and  the  railways.  If  the  views  of  these  agencies  were  obtained 
by  the  Planning  Department  before  Council's  approval,  processing  time 
could  be  reduced. 


(155) 


(156) 
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(158) 
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(158) 

(Cont'd) 


(159) 


(160) 


(161) 


(162) 


RECOMMENDATIONS 

(a)  That  the  Minister  permit  official  comments  on  proposed  amend¬ 
ments  to  the  Official  Plan  to  be  obtained  prior  to  the  passage 
of  the  amendment  by-law  by  Council. 

(b)  That  the  Minister  refrain  from  circulating  the  formally-adopted 
document  except  where  comments  initially  made  as  a  result  of 
the  above  procedure  are  not  accommodated. 


Land  Division  Applications  by  Metes  and  Bounds 
Pursuant  to  Section  26(3)  of  The  Planning  Act  Generally,  our 

remarks  concerning  land  division  applications  are  the  same  as  our 
remarks  on  processing  other  applications.  The  technical  staff  members 
can  be  relieved  of  the  clerical  routine  up  to  the  point  where  all  neces¬ 
sary  reports  are  received,  thus  making  better  use  of  technical  staff  time. 

Certain  of  the  duplication  of  work  of  recording  file  status  can  be 
avoided  by  eliminating  the  summary  form  on  the  inside  flap  of  the  file 
folder.  Delay  can  be  further  reduced  by  processing  applications  to 
the  Planning  Board  stage  before  monies  and  deeds  are  deposited.  Planning 
Board  approval  could  be  subject  to  receipt  of  the  monies  and  deeds  from 
the  applicant,  and  control  still  retained  through  the  signing  of  the 
"consent  to  register  '. 

The  present  procedure  for  processing  of  building  permits  requires 
confirmation  from  the  Planning  Department  to  the  Building  Department 
that  the  land  division  has  been  approved  and  monies  received.  As  an 
alternative  procedure  the  applicant  could  submit  to  the  Building 
Department  his  survey  plan  or  deed,  endorsed  by  the  Planning  Board, 
together  with  the  receipt  for  monies  deposited. 

RECOMMENDATIONS 

(a)  That  applications  be  processed  to  the  point  of  endorsing  the 
deed  before  requiring  deposits. 

(b)  That  the  need  for  Subdivision  Section  to  process  building  permits 
be  eliminated  by  requiring  the  applicant  to  submit  to  the  Building 
Department  a  copy,  or  copies,  of  his  survey  plan  or  deed 
endorsed  by  the  Planning  Board  at  the  time  of  consent,  together 
with  a  receipt  for  monies  deposited. 


Applications  to  the  Committee  of  Adjustment  -  The  major  work  associated 
with  these  applications  is  the  preparation  and  mailing  of  notices  and 
preparation  of  staff  reports.  In  1962  at  least  18,000  notices  and  600 
reports  were  prepared. 


(49) 


In  addition  to  our  prior  remarks  concerning  the  preparation  and  mailing  (16  3) 

of  notices  ,  we  note  the  following: 

(a)  On  an  average,  total  elapsed  time  for  processing  applications 

in  1962  was  eight  weeks  compared  to  ten  weeks  in  1961.  The  smaller  number 
of  deferred  applications  in  1962  was  the  main  cause  of  the  reduction  in 
processing  time. 

(b)  In  1962,  19%  of  the  515  applications  required  a  second  hearing. 

The  elapsed  time  for  processing  is  reasonably  good.  We  believe  that  (164) 

any  significant  further  reduction  in  elapsed  time  through  better  scheduling 
is  not  possible.  However,  improvements  in  elapsed  time  could  occur  by 
simplifying  the  clerical  operations  as  mentioned  elsewhere  in  this  report. 

Zoning  Inquiry  Letters  and  Land  Use  Licensing  Applications  -  In  processing  (165) 
these  documents,  each  is  checked  by  three  members  of  the  Planning 
Department  staff  as  well  as  the  Planning  Director,  to  make  sure  that  the 
zoning  information  to  be  given  is  correct.  In  addition,  the  fact  that  the 
document  has  been  received,  information  obtained,  letter  typed  and  sent 
is  entered  in  two  different  record  books  by  two  people. 

The  Department  is  to  be  complimented  on  its  objective  of  allowing  no  (166) 

mistakes.  However,  we  do  not  &gree  with  the  extreme  methods  that  are 

used  nor  do  we  believe  they  are  necessary.  Further,  excessive  checking 

can  sometimes  be  the  cause  of  errors ,  for  each  checker  may  rely  on  the 

other  to  catch  errors  and  exercise  less  caution  than  is  the  case  where 

the  full  responsibility  falls  on  one  person. 

In  Paragraph  173  we  recommend  that  the  Building  Department  be  respon-  (16  7) 

sible  for  processing  zoning  inquiry  letters  and  land  use  licensing 
applications . 

RECOMMENDATION 

That  if  the  Planning  Department  continues  to  process  these  applications, 
duplication  of  checking  and  recording  be  eliminated. 

(vi)  The  Applicant 

The  Planning  Department  and  the  applicant  are  both  concerned  with  the  (168) 

smooth  processing  of  applications.  It  is  to  their  mutual  benefit  to  work 
together  as  closely  as  possible.  In  reducing  delays  we  have  already 
stressed  the  importance  of  the  applicant's  relations  with  the  public, 
resolving  differences  before  reaching  the  Planning  Board  level,  con¬ 
trolling  the  extent  of  inactivity  on  his  part,  and  having  plans  of  sub¬ 
division  prepared  for  registration  that  comply  in  the  first  instance  with 
zoning  specifications. 


(50) 


(169)  From  the  applicant's  viewpoint,  two  other  points  are  significant. 

(a)  He  cannot  support  his  position  before  Planning  Board  or  the 
Ontario  Municipal  Board  unless  he  knows  beforehand  and  in  reasonable 
time  the  objections  to  a  project.  In  all  cases,  the  Planning  Department 
should  assume  the  responsibility  for  supplying  this  information. 

(b)  Undue  hardships  and  expense  are  imposed  on  the  applicant 
with  respect  to  financial  securities  required  for  zoning  amendment 
applications.  Proof  of  the  applicant's  financial  responsibility  could 
be  delayed  until  just  before  the  Ontario  Municipal  Board's  hearing  of 
the  amending  by-law,  without  the  Township  losing  control.  It  is  to 
be  noted  that  the  Township  has  this  matter  under  consideration. 

RECOMMENDATIONS 


(a) 

That  objections  to  applications  be  made  known  to  applicants 
as  soon  as  possible  in  order  to  avoid  delays. 

(b) 

That  the  depositing  of  monies  required  as  a  condition  of  agree¬ 
ments  be  deferred  as  long  as  possible  wthout  losing  control. 

(c) 

That,  as  discussed  under  Paragraph  112,  applicants  be 
encouraged  to  resolve  differences  with  ratepayers  before 
applications  come  before  the  Planning  Board. 

(170) 

(vii) 

Division  of  Work  and  Relations  with 

Other  Township  Departments  -  In  processing  applica- 

tions ,  the  Planning  Department  is  considered  a  focal  point  and  collects 
information  from  many  sources,  including  other  Township  departments. 

The  Planning  Department  staff's  performance  depends  in  part  on  receiving 
information  quickly,  something  over  which  they  presently  have  no  control. 
Good  personal  relations  tend  to  reduce  problems,  but  cannot  correct 
them.  Central  direction  or  control  is  required,  and  this  is  a  basic 
improvement  which  could  be  made  in  the  administrative  organization 
of  the  Township.  The  lack  of  positive  and  central  control  of  operations 
at  the  administrative  level  makes  it  possible,  as  well  as  fosters  the 
tendency,  for  departments  to  act  and  think  as  separate  units.  This 
will  become  more  pronounced  as  the  Township  becomes  larger. 

(171)  In  the  past,  the  need  of  central  control  and  co-ordination  of  departments 

was  less  pronounced.  When  the  activity  was  less,  the  department  heads 
were  able,  through  their  personal  efforts,  to  overcome  the  problems 
created  by  lack  of  central  direction.  When  the  level  of  activity  increased 
and  the  number  of  employees  grew,  the  problem  became  more  serious. 
Now,  even  if  the  department  heads  had  the  time,  their  personal  efforts 
are  not  enough  to  overcome  the  problems  of  co-ordination  under  the 
present  system.  Furthermore,  if  the  department  heads  continue  to  attempt 
to  operate  as  in  the  past,  the  problem  will  be  increased  rather  than 
corrected . 
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Many  of  the  problems  in  processing  applications,  in  systems  and  proced¬ 
ures  and  in  inter-departmental  relationships  already  noted  are  the  result 
of  shortcomings  in  the  overall  organization  which  may  be  summarized  as 
follows : 

(a)  Committees  of  Council  contend  with  many  aspects  of  develop¬ 
ment  applications  which  could  be  delegated  to  administrative  depart¬ 
ments  if  there  were  adequate  policy.  If  there  were  more  delegation  of 
administrative  detail  then  committees  of  Council  would  not  be  distracted 
from  their  primary  function  of  formulating  policy. 

(b)  Excessive  delays  in  processing  development  applications  arise  in 
committees  of  Council  because  they  become  involved  with  details  of 
administration .  This  slows  the  work  of  the  departments  and  affects  the 
service  given  to  the  public. 

(c)  The  function  of  central  co-ordination  and  control  is  missing 
from  the  organization.  As  a  result,  there  is  a  tendency  for  departments 
to  operate  as  separate  units. 

(d)  There  is  no  person  or  group  which  reviews  systems  and  procedures 
in  all  departments  with  a  view  to  making  them  as  efficient  as  possible. 

RECOMMENDATIONS 


To  improve  the  organization  and  thereby  the  administrative  processes, 
we  recommend: 

(a)  That  more  responsibility  be  delegated  to  the  Department  heads 
to  enable  them  to  deal  more  quickly  with  the  administration  of 
Township  affairs  within  clearly  defined  policy  laid  down  by 
Council,  thus  enabling  Committees  of  Council  to  devote  more 
time  to  policy  matters . 

(b)  That  consideration  be  given  to  the  creation  of  a  permanent 
position  in  the  organization  which  would  be  responsible  for 
the  co-ordination  of  the  activities  of  all  departments,  for  the 
supervision  of  a  systems  and  procedures  group,  and  for  other 
functions . 

Zoning  inquiry  letters  and  land  use  licensing  applications  are  handled 
by  both  the  Planning  and  Building  Departments.  In  processing  the 
documents,  both  departments  have  access  to  and  use  the  same  type  of 
information.  It  is  desirable  that  only  one  department  have  the  respon¬ 
sibility  and  the  zoning  by-law  is  already  administered  by  the  Building 
Department . 


(172) 


(173) 
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(173) 

(Cont'd) 


(174) 


(175) 


(176) 


(177) 


(178) 
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RECOMMENDATION 


That  the  responsibility  for  processing  all  zoning  inquiry  letters  and 
land  use  licensing  applications  be  that  of  the  Building  Department 
rather  than  the  Planning  Department. 


The  Legal  Department  prepares  agreements  for  conditions  of  approval 
attached  to  zoning  amendment  applications,  but  it  is  the  Planning 
Department  which  prepares  subdivision  agreements ,  and  agreements 
concerned  with  other  forms  of  development.  To  our  knowledge,  no 
planning  department  in  any  other  municipality  has  this  function. 

If  the  responsibility  for  all  agreements  were  to  be  allocated  to  the 
Legal  Department,  additional  staff  might  be  required  in  the  Legal 
Department  but  additional  time  would  be  made  available  within  the 
Planning  Department  for  actual  planning. 

The  subdivision  agreement  is  a  legal  document  and  it  is  not  a  plan. 
We  are  of  the  opinion  that  the  Planning  Department  should  be  relieved 
of  administrative  work  outside  the  planning  field  so  that  it  can  devote 
more  time  to  planning. 

RECOMMENDATION 


That  the  Legal  Department  be  given  the  responsibility  for  the  preparation 
of  subdivision  agreements,  and  all  other  agreements. 


(viii)  Preparation  of  the  Financial  Plan  -  As  we  have  already  stated, 
the  Official  Plan  cannot  be  realistic  unless  it  is  backed  up  by  a 
Financial  Plan.  The  two  forms  of  plans  are  complementary.  One  cannot 
be  made  correctly  and  recommended  to  Council  if  the  other  is  not  also 
correct.  The  Planning  Board  is  charged  under  the  Planning  Act  to  prepare 
the  Official  Plan  and  present  it  to  Council,  and  the  preparatory  work  is 
performed  by  the  Planning  Department  staff.  However,  the  Planning 
staff  is  not  equipped  to  draft  the  Financial  Plan. 

Under  present  practices,  the  Planning  Department  supplies  some  basic 
information  to  the  heads  of  the  line  departments ,  who  prepare  their 
capital  estimates  separately.  Co-ordination  is  then  effected  by  a 
committee  of  Council,  which  draws  up  a  5-year  capital  budget.  Two 
disadvantages  are  apparent.  First,  capital  budgetting  is  not  related 
to  any  physical  plan  for  development.  Secondly,  the  time  of  Council, 
or  a  Committee  thereof,  is  taken  up  by  an  administrative  process. 

In  our  opinion,  proper  co-ordination  of  the  physican  and  financial  plans 
can  best  be  achieved  by  a  co-ordinating  committee  comprising  the 
appropriate  heads  of  departments  acting  within  policy  lines  set  by 
Council.  Ideally,  this  committee  should  be  chaired  by  a  pre-eminent 
Township  official ,  able  to  settle  disagreements  between  department 


(53) 


heads  on  priorities  of  expenditures.  In  the  absence  of  such  an  official, 
the  committee  should  be  chaired  by  the  Finance  Commissioner. 

The  committee  approach  has  the  advantage  of  integrating  the  thinking 
and  work  of  the  senior  technical  staff  before  subjects  such  as  the 
Township  Official  Plan  and  Financial  Plan  are  presented  to  the  elected 
representatives  for  approval.  As  a  result,  Council  is  in  a  better  position 
to  agree  on  the  best  course  to  be  followed. 

RECOMMENDATIONS 

(a)  That  a  co-ordinating  committee  comprised  of  appropriate 
department  heads  be  established  to  draft  the  Financial  Plan. 

(b)  The  committee  should  be  chaired  by  the  senior  staff  co¬ 
ordinator,  if  such  a  position  is  created.  Alternatively,  the  Finunc 
Commissioner  should  chair  the  Committee. 


(ix)  Planning  Studies  -  In  North  York,  planning  studies  have  served 

as  guides  for  the  consideration  of  and  recommendations  on,  specific 
development  proposals  such  as  the  Bayview  Avenue  Study  and  the  Weston 
Road  Study.  Studies  of  this  kind,  if  prepared  without  the  benefit  of  the 
more  comprehensive  planning,  introduce  a  short  term  approach  to 
development  which  in  turn  may  result  in  waste  of  time  and  administration. 
The  District  Plans  obviate  these  disadvantages. 

We  have  indicated  already  that  the  Official  Plan  should  be  composed 
of  a  series  of  District  Plans.  These  would  originate  as  planning  studies 
and  should  be  given  general  approval  by  Board  or  Committee  of  Council 
and  then  be  presented  to  the  public  in  the  District  for  their  information, 
consideration,  comment  and  approval.  We  believe  that  these  planning 
studies  should  come  to  public  attention  as  recommendations  not  only  from 
staff  but  from  those  responsible  for  policy  decisions.  We  suggest  in 
paragraphs  2  16-250  how  planning  studies  might  be  presented  to  the 
public . 

The  Terms  of  Reference  require  our  comment  on  the  relative  merits 
of  employing  consultants  to  undertake  planning  studies  instead  of 
Planning  Department  staff. 

It  is  our  opinion  that,  as  a  general  rule,  all  planning  studies  should 
be  carried  out  by  Township  staff.  In  order  that  such  studies  can  be 
carried  out  on  a  continuing  basis,  and  be  completed  vi  thin  a  reasonable 
time ,  personnel  should  be  available  who  are  free  from  the  day-to-day 
processing  of  applications.  We  have  already  suggested  that  a  fully 
qualified  person  should  be  added  to  the  staff  for  such  studies. 

Consultants  can,  and  should,  be  used  where  special  technical  skills 
are  required  as  it  is  neither  necessary  nor  practical  to  expand  the 
staff  to  the  point  where  all  technical  skills  are  represented  by  qualified 
persons . 


(179) 
(Cont'd) 
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(183) 

(184) 


(185) 
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(186) 

Where  the  urgency  of  a  major  planning  project,  or  projects,  creates  a 
short  term  demand  for  qualified  people,  it  is  more  preferable  to  retain 
a  consultant  than  to  attempt  to  hire  staff.  Only  with  great  good  fortune 
can  well-qualified  staff  be  hired  for  a  short  duration.  On  the  other 
hand,  if  they  are  not  discharged  when  the  project  is  completed,  it  is 
necessary  to  create  for  them  a  niche  in  which  to  settle  on  a  permanent 
basis , 

(187) 

Finally  where  it  is  intended  to  embark  on  a  series  of  planning  projects, 
it  may  be  desirable  to  retain  a  consultant  of  appropriate  experience  to 
advise  on  setting  up  the  programme. 

RECOMMENDATIONS 

(a)  That  the  Planning  Department  staff  be  enlarged  so  that  planning 
studies  can  be  carried  out  on  a  continuing  basis  by  personnel 
who  are  not  interrupted  by  work  on  current  applications. 

(b)  That  Consultants  be  retained  only  where  special  technical  skills 
are  required,  where  short  term  services  are  needed,  or  where 
appropriate  experience  would  be  useful  in  setting  up  a  planning 
programme  to  be  carried  out  by  permanent  staff. 

5. 

THE  RELATION  SHIP  OF  THE  NORTH  YORK  PLANNING  BOARD 

AND  PLANNING  DEPARTMENT  WITH  OTHER  ORGANIZATIONS 

(a)  The  Department  of  Municipal  Affairs, 

Community  Planning  Branch 

(188) 

In  general,  it  is  apparent  that  the  senior  officials  of  the  Branch  are 
concerned  with  the  lack  of  communication  between  the  Branch  and  the 

North  York  Planning  Department  and  Board. 

(189) 

An  example  of  this  problem  is  that  for  some  years  section  heads  in  the 
Branch  had  written  to  Mr.  Curtis  in  respect  to  matters  of  mutual  concern. 
Mr.  Curtis  had  regarded  these  letters  as  unofficial  and  had  not,  therefore, 
brought  the  majority  of  them  to  the  attention  of  the  Board.  When  this 
was  discovered,  Mr.  A.L.S.  Nash,  then  Director  of  the  Community 
Planning  Branch  was  obliged  to  indicate  formally  to  Mr.  Curtis  and  to  the 
Planning  Board  that  letters  from  section  heads  were  official  and  should, 
except  where  they  were  routine  and  could  be  answered  by  the  Planning 
Department,  be  placed  before  the  Board  for  discussion. 

(190) 

There  have  been  remarkably  few  meetings  between  the  staff  of  the 
Community  Planning  Branch  and  that  of  the  Planning  Department,  con¬ 
sidering  the  amount  of  development  and  number  of  problems  in  North  York. 

(55) 


The  Branch  is  also  concerned  that  the  Township  has  not  prepared  and  (191) 

adopted  a  revised  Official  Plan  which  is  adequate  for  the  needs  of  the 
Township. 

On  the  other  hand,  the  Planning  Director  feels  that  he  does  not  receive  (19  2) 

adequate  assistance  from  the  Branch  in  the  form  of  research  data  and  firm 
policies . 

The  staff  of  the  North  York  Planning  Department  are  not  alone  in  wishing 

that  the  Community  Planning  Branch  would  carry  out  adequate  research,  (19  3) 

clarify  its  position  and  issue  policy  directives  on  matters  of  importance. 

Such  matters  as  the  relationship  of  density  to  the  provision  of  open  space 
have,  as  far  as  it  is  known  to  North  York,  been  given  very  little  attention 
by  the  Community  Planning  Branch.  Two  examples  may  clarify  this  view¬ 
point  . 

(a)  When  the  Planning  Act  was  originally  formulated  in  19  46,  new 
development  was  generally  in  single  family  detached  housing.  On  this  basis,  5% 
of  the  land  in  a  subdivision  resulted  in  a  dedication  of  about  2.5  acres 

per  1000  persons,  a  generally  acceptable  figure  for  local  park  space  by 
international  standards.  Currently,  most  urban  municipalities  encourage  a 
higher  community  density.  The  Planning  Act,  however,  has  not  been 
amended  to  cope  with  these  changed  circumstances  and  no  firm  stand  has 
been  taken  by  the  Branch  in  respect  of  this  matter. 

(b)  At  one  time,  most  urban  municipalities  were  besieged  with  requests 
for  rezoning  to  permit  the  construction  of  service  stations.  The  problem 
was  handled  by  each  municipality  on  a  different  basis  and,  in  most  cases, 
on  the  basis  of  a  very  meagre  background  investigation.  Although  the 
Branch  was  aware  of  the  problem,  because  of  the  number  of  Official  Plan 
amendments  respecting  service  stations,  it  did  not  publish  any  really 
helpful  data  on  this  matter. 

Community  Planning  Branch 


(i)  Official  Plan  Section 

Difficulty  between  the  North  York  Planning  staff  and  this  Section  is  mainly  (19  4) 

one  of  communication  which  deteriorated  badly  several  years  ago  and  has 

not  materially  improved  since.  The  Section  was,  and  is,  concerned  with 

the  lack  of  an  adequate  Official  Plan  for  the  whole,  or  at  least  parts,  of 

the  Township.  It  finds  it  difficult  to  judge  amendments  to  the  existing 

Official  Plan  on  the  basis  of  inadequate  knowledge  of  the  Township's 

general  and  specific  policies  where  they  exist.  It  also  has  difficulty  in 

some  cases  in  obtaining  information  from  the  Planning  Department. 


(56) 


(195) 


(196) 


(197) 


RECOMMENDATION 


That  members  of  the  Planning  Department  staff  visit  the  Community  Planning 
Branch  to  discuss  development  in  the  Township  generally,  and  amendments 
and  proposed  amendments  in  particular,  and  attempt  to  prevent  misunder¬ 
standings  and  delays  in  the  processing  of  applications. 


(ii)  Zoning  Section 

By-laws  passed  by  municipalities  are  referred  by  the  Ontario  Municipal 
Board  to  the  Community  Planning  Branch  with  a  request  for  comment. 

The  Zoning  Section,  which  deals  with  the  request,  asks  the  Official 
Plan  Section  for  its  observations  and  receives  them  in  a  standard 
memorandum,  reproduced  as  Appendix  III.  In  many  cases  the  comments 
are  relayed  as  received  to  the  Ontario  Municipal  Board  and  cause  no 
concern.  In  respect  to  Item  6,  the  reasons  why  the  Official  Plan  Section 
question  the  by-law  are  set  out  in  the  memorandum.  If,  however.  Item  3 
is  answered  in  the  affirmative,  the  reasons  are  not  usually  included.  It 
is  in  this  case  that  misunderstanding  may  arise. 

An  example  will  illustrate  the  problem.  A  by-law  is  passed  changing 
the  density  of  a  parcel  of  land  from  single  family  detached  housing  to 
high  rise  apartments.  The  Official  Plan  may  designate  the  area  for 
residential  purposes,  but  be  silent  in  the  matter  of  the  density  proposed 
by  the  municipality.  Item  3  of  the  memorandum  would  thus  be  the 
relevant  comment.  Without  further  explanation ,  however,  the  commert 
may  be  taken  as  either  critical,  implying  that  the  by-law  probably  does 
not  conform  with  the  Official  Plan,  or  unconcerned.  The  Zoning  Section 
supervisor  was  not  aware  that  this  point  had  caused  any  consternation 
and  said  that  he  thought  there  should  be  no  problem  amending  Item  3  on 
the  memorandum  to  read  "this  municipality  is  affected  by  an  Official  Plan 
but  it  does  not  cover  the  matters  expressed  in  the  by-law  for  the  reasons 
expressed  below".  The  reasons  could  then  be  given  and  the  situation 
clarified . 

Upon  request,  the  Community  Planning  Branch  sends  a  copy  of  its 
comments  to  the  Ontario  Municipal  Board  to  a  municipality.  North  York 
has  a  standing  order  in  this  respect,  and  because  of  the  rather  cryptic 
nature  of  the  Branch's  standard  letter,  has  sometimes  thought  that  it 
was  not  receiving  the  full  text  of  the  Branch's  comments.  Apart  from 
this  matter,  there  appear  to  be  no  problems  in  relationship  of  the  Planning 
Department  of  the  Township  with  the  Zoning  Section  of  the  Community 
Planning  Branch. 

RE  CO  M  MEN DATIO  N 


That  the  Zoning  Section  of  the  Community  Planning  Branch  be  requested  to 
amplify  its  comments  to  the  Ontario  Municipal  Board  in  respect  to  by-laws, 
so  that  misunderstanding  between  the  Township  ,  the  Zoning  Section  and  the 
Ontario  Municipal  Board  is  eliminated  as  far  as  possible. 


(57) 


(5) 


(iii)  Subdivision  Section 

Relations  between  the  Township  and  the  Subdivision  Section  seem  to  have 
been  extremely  cordial  over  the  years  and  where  problems  have  arisen  it 
has  generally  been  possible  to  solve  them.  However,  two  major  points  do 
arise  in  connection  with  subdivisions  which  concern  the  Community  Planning 
Branch  and  which  are  discussed  below:  5%  lands  and  plans  of  subdivision. 

5%  Lands  -  Pursuant  to  Section  2  8(5)(a)  of  The  Planning  Act,  the  Minister 
may  impose,  as  a  Condition  of  Approval  of  a  Plan  of  Subdivision,  that 
land  not  exceeding  5  per  cent  of  the  land  included  in  the  plan  shall  be 
conveyed  to  the  municipality  for  public  purposes  other  than  highways. 
However,  the  Minister  may  authorize  in  lieu  of  the  conveyance,  the  payment 
to  the  municipality  of  a  sum  of  money  not  exceeding  the  value  of  5  per  cent 
of  the  land  (28(8)).  Land  conveyed  to  a  municipality  may  be  sold  with  the 
approval  of  the  Minister  (28(9)).  Monies  received  pursuant  to  Section 
28  (8)  or  (9)  must  be  paid  into  a  special  fund  (28(10)).  Monies  in  the  fund 
may  be  spent  on  the  acquisition  of  land  with  the  approval  of  the  Minister. 

It  will  be  noted  that  the  5%  dedication  is  for  "public  purposes  other  than 
highways".  This  land,  or  cash  in  lieu,  has  generally  been  presumed  to 
be  for  park  purposes.  There  have  been  occasions,  however,  where  it  has 
been  used  for  such  things  as  a  sewage  treatment  plant  site.  On  at  least 
two  occasions,  the  Community  Planning  Branch's  newsletter  "Ontario 
Planning"  has  discussed  the  5%  lands,  but  the  Act  has  not  been  amended 
to  make  their  purposes  clear.  We  believe  that  this  ambiguity  should  be 
eliminated.  Safeguards  in  respect  to  the  5  per  cent  land  and  cash  in  lieu 
are  undoubtedly  necessary.  However,  the  machinery  by  which  the  safe¬ 
guards  are  administered  tends  to  be  somewhat  cumbersome  and  in  more  than 
one  municipality  has  been  a  cause  of  friction  between  the  Branch  and  the 
municipality . 

At  the  present  time,  the  Community  Planning  Branch  requires  a  municipality, 
which  wishes  to  take  cash  in  lieu  of  land  or  wishes  to  sell  land  acquired 
but  not  needed,  to  furnish  two  independent  appraisals  of  the  value  of  the 
land.  In  the  case  of  a  ten  lot  subdivision  where  the  amount  is  about  the 
value  of  a  half  a  lot,  the  appraisal  and  administrative  costs  may  well 
exceed  the  value  of  the  land.  On  the  other  hand,  where  the  land  is  to  be 
used  for  high  density  development,  the  value  may  be  considerable.  Until 
the  "Grisenthwaite  case"(5),  the  basis  of  value  varied  from  municipality 
to  municipality.  It  is  now,  however,  much  more  standard,  although  the 
Branch  has  not  issued  any  directive  as  a  result  of  the  court's  action. 

At  the  Branch,  the  5%  provisions  of  The  Planning  Act  are  not  handled  by 
the  subdivision  but  by  the  administrative  section,  thus  causing  some 
delay.  We  believe  that  the  whole  procedure  can  be  considerably  stream¬ 
lined  , 

Since  the  accounts  of  the  municipality  must  be  audited,  and  since  a 
developer  may  appeal  any  conditions  imposed  upon  him  to  the  Ontario 
Municipal  Board,  there  is  a  good  case  for  less  supervision  of  the  5 
per  cent  provisions  of  the  Act  by  the  Minister. _ 

Grisenthwaite  Construction  Co.  Ltd.  vs.  City  of  Hamilton  . 

Ontario  Municipal  Board  decision  dated  March  19,  1962. 


(198) 


(199) 


(200) 


(201) 


(58) 


RECOMMENDATION 


That  the  Township  discuss  with  the  Community  Planning  Branch  methods  of 
simplifying  the  administrative  procedures  in  respect  to  Sections  28(5), 

(8),  (9),  and  (10)  of  The  Planning  Act  and  take  steps  to  place  before  the 
Provincial  Government  recommendations  for  the  amendment  of  the  Act  - 

(a)  to  redefine  "public  purposes"  as  "park  purposes",  but  not  the 
maintenance  thereof; 

(b)  so  that  the  dedication  of  land  is  based  not  on  area  of  land  but 
on  the  population  density  proposed  on  the  land  in  question. 


(202)  Plans  of  Subdivision  -  At  the  present  time  applications  for  the  approval 

of  plans  of  subdivision  are  submitted  to  the  Minister  of  Municipal  Affairs 
(28(1)).  He  circulates  the  plan  to  the  Township  and  to  various  interested 
government  bodies.  (28(3)).  These  reply  to  the  Minister. 

(20  3)  Some  years  ago,  the  Metropolitan  Toronto  Planning  Board  gave  very 

extensive  and  intensive  scrutiny  to  plans  of  subdivision.  As  Metropolitan 
policies  and  plans  have  advanced  and  area  municipalities  have  become 
more  sophisticated  in  their  examination  of  proposals,  less  emphasis 
has  been  needed  at  the  Metropolitan  level. 

(204)  The  area  municipality  is  usually  the  agency  most  concerned  with  the  plan 

and  its  scrutiny  of  the  proposal  most  extensive.  This  does  not  imply  that 
other  agencies  do  not  give  intensive  study  to  the  application. 

(205)  In  North  York,  the  Planning  Department  sends  out  proposed  plans  to  all 

relevant  Township  departments  and  contacts  Metropolitan  or  Provincial 
agencies  such  as  the  Metropolitan  Toronto  and  Region  Conservation 
Authority,  the  Metropolitan  Works  Department,  the  Department  of  Highways, 
At  the  same  time  these  Departments  may  be  replying  to  the  Minister  as  a 
result  of  his  enquiry. 

(206)  The  following  example  may  help  to  illustrate  the  duplication  of  effort 

sometimes  involved.  A  plan  of  subdivision  is  submitted  which  has  running 
through  it  a  creek  which  is  of  a  sufficient  size  that  it  must  be  left  open 
for  storm  water  conduction.  The  Minister  will  refer  the  plan  for  comment 
to  the  Department  of  Lands  &  Forests,  Conservation  Branch.  It,  in  turn, 
will  refer  the  plan  to  the  Metropolitan  Toronto  Region  Conservation 
Authority.  The  latter's  comments  will  return  to  the  Minister  via  the 
Conservation  Branch.  The  Minister  will  also  refer  the  plan  to  the 
Metropolitan  Toronto  Planning  Board  who  in  turn  will  solicit  the  views 

of  the  M.T.R.C.A.  Meanwhile  the  Township  of  North  York,  mindful 
of  the  importance  of  storm  water  disposal  facilities  ,  will  contact  the 
M.T.R.C.A.  The  developer  himself  may  indeed  discuss  his  proposal  with 
the  M.T.R.C.A.  It  is  assumed  that  the  M.T.R.C.A.  gives  the  same 
answer  to  each  enquiry.  The  zeal  of  officials  to  safeguard  the  public 
interest  is  commendable  but  perhaps  a  trifle  overdone. 


(59) 


Another  example  of  duplication  and  delay  is  that  which  sometimes  occurs  (207) 
in  engineering  comments.  Every  subdivision  is  reviewed  by  the  Township 
Engineering  staff.  Its  comments  are  integrated  into  the  design  and 
embodied  in  the  conditions  of  approval  recommended  by  the  Planning  Board 
and  Council.  These  recommendations  are  sent  to  the  Minister  via  the 
Metropolitan  Toronto  Planning  Board.  Upon  occasion  the  Metropolitan 
Toronto  Planning  Board  has  held  a  subdivision  until  it  has  received  the 
comments  of  the  Metropolitan  Toronto  Works  Department.  These  have 
often  been  a  copy  of  the  comments  sent  by  the  Township  Engineering  staff 
to  the  North  York  Planning  Board  many  weeks  earlier  and  which  have 
already  been  incorporated  in  the  design  and  embodied  in  the  Township's 
recommended  conditions  of  approval. 

We  believe  that  the  development  of  our  country  must  be  carried  out  as  (208) 

a  partnership  between  public  and  private  enterprise.  The  former  must 
safeguard  the  public  interest,  but  it  must  not  be  forgotten  that  without 
the  efforts  of  the  latter  the  majority  of  development  would  not  occur. 

There  is  perhaps  a  lack  of  understanding  on  the  part  of  some  planners 
and  public  service  employees  of  the  amount  of  time  and  effort  required 
of  a  subdivider  in  developing  his  land.  He  must  first  obtain  draft  approval 
of  his  plan,  then  have  the  plan  staked  out  on  the  ground  by  an  Ontario 
Land  Surveyor,  have  engineering  drawings  prepared  to  the  satisfaction 
of  the  Township,  execute  a  subdivision  agreement  and  dbtain  the  necessary 
bonds,  register  the  plan,  obtain  financing  for  the  buildings,  build  and 
sell  the  finished  product.  This  is  no  small  task.  It  is  therefore  important, 
if  our  developmental  energies  are  to  be  conserved  and  used  in  the  most 
expeditious  manner,  to  make  the  course  of  development  as  smooth  as 
possible.  This  is  not  to  suggest  that  full  and  proper  safeguards  must  not 
be  taken  to  protect  the  public  interest. 

Initially  the  most  important  thing  is  to  fix  the  ground  rules  upon  which  all  (209) 
parties  shall  operate.  In  the  municipality  this  means  not  only  a  clear  develop¬ 
mental  procedure ,  but  carefully  worked  out  and  firmly  administered 
policies  for  the  use  of  land.  We  believe  that  some  modification  of 
Township  procedures  is  necessary  and  recommendations  in  this  regard 
are  set  out  elsewhere  in  this  report. 

Once  the  developer  has  embarked  upon  the  procedure  set  down,  the  (210) 

first  task  must  be  to  fix  the  design  of  the  plan.  In  our  opinion,  this 
can  be  done  most  satisfactorily  in  North  York  before  draft  approval  is 
recommended  by  the  Township.  It  is  not  reasonable,  we  believe,  for 
a  plan  to  be  subject  to  change  in  design  after  it  leaves  the  Township. 

The  only  way  in  which  this  can  be  achieved  is  for  the  Township  to  be 
apprized  of  the  views  of  all  the  other  agencies  which  may  have  an 
interest  in  the  plan. 

We  believe  that  there  is  a  case  for  a  complete  re-appraisal  of  the  system  (211) 
now  operating  which  was  basically  conceived  by  the  Department  of  Planning 
and  Development  just  after  the  last  war.  However,  in  the  absence  of  such, 
a  considerable  saving  of  time  and  elimination  of  duplication  could  be 


(60) 


(211) 

(Cont'd) 

(212.) 

(213) 


(214) 

(215) 


achieved  if  the  designs  of  plans  could  be  fixed  before  they  leave  the 
Township.  This  could  be  achieved  quite  simply  if  the  Township  received 
a  copy  of  all  of  the  comments  from  agencies  circulated  by  the  Minister. 

This  would  ensure  that  the  Township  would  receive  all  the  comments  which 
it  required  in  order  to  fix  the  design  of  the  plan.  The  Township  could 
then  forward  its  recommendations  to  the  Minister  via  the  Metropolitan 
Toronto  Planning  Board  in  the  present  manner.  If  this  took  some  time  the 
developer  would  not  be  too  concerned  because  he  would  be  certain  that 
the  design  was  settled  and  that  he  could  proceed  with  engineering  work. 

A  flow  chart  of  the  present  procedures  is  attached  as  Plate  No.  1  and  flow 
chart  of  the  proposed  procedures  is  attached  as  Plate  No.  2. 

In  conclusion  we  suggest  that  the  methods  now  used  to  safeguard  the 
public  interest  have  become  so  involved  as  a  result  of  changing  conditions 
that  some  streamlining  and  modification  are  required. 

RECOMMENDATIONS 

(a)  That  the  Minister  require  all  persons  and  agencies  to  whom  a  plan 
of  subdivision  is  circulated  to  send  a  copy  of  their  comments  to 
the  Township. 

(b)  That  the  Minister  also  request  any  agency  which  has  a  query  to 
contact  the  Township  directly  in  an  attempt  to  discuss  problems 
directly  with  the  Towi  ship  staff. 

(c)  That  channels  for  processing  subdivisions  be  revised  as  shown  on 
Plate  No.  2  hereof. 


(b)  The  Metropolitan  Toronto  Planning  Board 

Extensive  discussion  with  the  staff  of  the  Metropolitan  Board  revealed 
no  serious  areas  of  conflict  between  themselves  and  the  North  York 
Planning  Department.  Generally  they  were  anxious  to  see  a  real  effort 
made  by  North  York  to  revise  and  update  its  Official  Plan.  They  felt 
that  because  North  York  had  not  in  fact  been  the  author  of  the  District 
10  Plan  (although  a  considerable  amount  of  the  work  on  the  Plan  had  been 
North  York's),  the  Township  was  less  wholehearted  in  its  acceptance  than 
might  have  been  the  case  had  it  produced  the  document. 

In  respect  to  amendments,  subdivisions  and  other  matters,  relations 
between  the  two  bodies  seem  to  be  cordial.  However,  it  should  be 
mentioned  the  Metropolitan  staff  state  that  at  times  they  have 
experienced  difficulty  in  obtaining  information  from  the  Township.  This 
may  be  due  to  pressure  of  current  work  in  North  York  making  it  almost 
impossible  under  existing  circumstances  to  carry  out  the  work  necessary 
to  provide  the  information  requested. 


PLATE  2 

SUGGESTED  FLOW  CHART  FOR  SUBDIVISION  PROCESSING 


MYORO  ELECTRIC  M  U 

COMMISSION  r  I  CIRCULATION 


(61) 


There  have  been  times  when  the  Metropolitan  Board  has  disagreed  with 
North  York  on  matters  of  policy.  This  is  not  surprising.  It  cannot  be 
expected  that  everyone  will  have  identical  views  on  all  subjects. 

The  relationship  between  the  Township  and  the  Metropolitan  Toronto 
Planning  Board  in  respect  to  the  Official  Plan  is  discussed  elsewhere 
in  this  report  under  that  heading. 

(c)  Township  Council 

For  a  municipality  experiencing  the  rapid  growth  of  North  York ,  the 
relationship  between  the  Planning  Board  and  Council  and  the  Planning 
Department  and  Council  is  excellent.  The  number  of  occasions  where 
disagreement  has  been  evident  is  small.  We  would  not  expect  the 
elected  representatives  to  agree  with  the  technical  recommendations  of 
the  Planning  Department  at  all  times.  In  view  of  the  lack  of  an  Official 
Plan  containing  firm  guides  and  policies,  and  the  curious  situation  where 
the  Planning  Department  staff  is  responsible  to  both  the  Board  and  Council 
but  is  paid  by  Council,  it  is  fortunate  that  more  conflict  has. not  arisen. 

It  can  be  perhaps  partially  explained  by  the  fact  that  there  are  two  (219) 

Councillors  and  the  Reeve  sitting  on  the  Board.  Their  views  are 
generally  strongly  expressed  and  the  Board  is  mindful  of  their  opinions. 

When,  however,  the  Board  makes  a  recommendation  which  is  not 
acceptable  to  Council,  the  matter  is  usually  referred  back  for  further 
consideration  and  the  Board  is  given  the  benefit  of  Council's  thinking 
by  the  Reeve  and  the  two  Council  members  who  are  present. 

The  procedures  used  in  transmitting  recommendations  from  the  Planning  (220) 

Board  and  its  staff  are  dealt  with  elsewhere  in  this  report  as  is  the 
effectiveness  of  the  Board  and  the  advisability  of  its  retention. 

(d)  The  Ontario  Municipal  Board 

(i)  Introduction 

An  extensive  review  of  Ontario  Municipal  Board  decisions  relating  to  (221) 

North  York  and,  where  necessary,  other  municipalities,  and  discussion 
with  the  Chairman  of  the  Ontario  Municipal  Board  indicates  the  following: 

(a)  In  planning  and  zoning  matters  ,  both  verbally  and  in  writing ,  and 

on  many  occasions,  the  Ontario  Municipal  Board  has  stated: 

"This  Board  has  held  in  previous  cases  that  it  should  decline 
to  interfere  with  the  exercise  by  elected  representatives  of 
the  discretion  given  to  them  in  these  matters  by  the  Legislature, 
except  where  it  can  be  shown  that  their  action  is  clearly  not 
for  the  greatest  common  good;  that  it  has  created  an  undue 
hardship;  that  some  private  right  has  been  unduly  interfered 
with  or  denied;  that  they  have  acted  arbitrarily  on  incorrect 
information  or  advice,  or  otherwise  improperly" . 

(Sutton  Place  Developments  vs.  City  of  Toronto,  P.F.M.  8985-59). 
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(221)  (b)  Many  of  the  decisions  handed  down  by  the  Board  reflect  its  desire 

(Cont'd)  to  be  as  impartial  as  possible.  We  illustrate  the  point  further  by  means 

of  a  quotation  from  the  verbal  remarks  of  the  Chairman  of  the  Board  in 
the  matter  of  the  North  York  By-law  #15455: 

"This  Board  is  not  to  be  taken  as  attempting  to  do  the  zoning  of 
the  Township.  That  duty  has  been  reposed  by  the  Legislature 
in  the  elected  representatives,  and  as  far  as  this  Board  is 
concerned,  it  must  remain  there.  It  shouldn't  be  necessary  for 
the  Board  to  repeat  that,  but  apparently  it  is.  I  am  not  now 
having  reference  to  this  hearing  particularly,  but  to  other 
published  comments  about  the  various  decisions  of  this  Board 
from  time  to  time.  Nor  do  I  wish  to  discourage  any  criticism 
that  is  deemed  fit  to  be  made  since  these  criticisms  are  useful; 
they  are  a  necessary  part  of  democracy.  " 

It  is  our  opinion  that  the  Board  is  most  sensitive  of  the  possibility  of 
being  thought  arbitrary  or  dictatorial  in  matters  on  which  the  elected 
representatives  of  municipalities  must  make  decisions.  The  Board  has 
referred  by-laws  back  to  the  Township  on  some  occasions  rather  than 
make  a  decision  that  might,  in  its  ramifications,  deleteriously  affect 
the  Township. 

(c)  The  Board  does  not  always  agree  with  the  decisions  of  the  Townsh 
this  is  not  surprising.  The  elected  representatives  may  not  always  be  ng 
On  the  other  hand  the  Municipal  Board  may  not  invariably  be  correct. 
Board  must  generally  decide  any  matter  on  the  basis  of  the  information 
laid  before  it  at  the  hearing.  If  either  the  municipality  or  opposing 
parties  fail  to  bring  essential  evidence  before  the  Board  or  present 
evidence  in  a  manner  that  does  not  illustrate  the  point  it  or  they  wish  to 
make,  the  Board  may  well  come  to  a  decision  that  appears  unfavourable. 
The  fact  remains  that  the  Board,  like  the  Courts,  can  only  judge  the  mer; 
of  a  case  on  the  basis  of  the  evidence  it  receives  or  collects.  Reference 
will  be  made  later  in  this  section  to  the  scope  of  the  information  present 

(d)  The  suggestion  has  been  made  that  on  occasion  the  description  of 
evidence  given  at  a  hearing  and  contained  in  the  written  content  of  a 
decision  by  the  Board  does  not  accord  with  evidence  presented  at  the 
hearing.  In  cases  where  a  transcript  of  the  hearing  is  made  errors  of 
this  kind  can  be  definitely  corrected.  We  are  satisfied  that  the  Board 

is  most  anxious  to  be  precise  and  accurate.  If  errors  of  this  kind  are 
brought  to  its  attention,  the  Board  will  take  whatever  corrective  action 
is  possible.  Where  a  transcript  is  not  made,  what  is  thought  to  be  an 
error  may  in  fact  be  a  personal  interpretation  of  evidence  given.  If  the 
evidence  is  not  concise  and  clear,  there  is  a  greater  likelihood  of 
differing  interpretations  than  if  it  is  crisp  and  accurate. 
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In  our  opinion,  the  proper  function  of  the  Ontario  Municipal  Board  is  to 
participate  as  an  adjudicator  in  planning  matters  only  where  there  is  a 
conflict.  Where  there  is  no  conflict,  there  appears  to  be  no  reason  why 
the  Ontario  Municipal  Board  should  be  in  any  way  concerned.  Many 
planning  decisions  must  be  based  on  what  an  individual  considers  is 
good  or  bad  planning .  There  are  relatively  few  matters  which  can  be  proven 
to  be  right  or  wrong.  Thus  when  a  planning  matter  in  dispute  comes  before 
the  Board,  it  must  decide  whether  in  its  opinion  the  proposal  is  good  or  bad 
planning  in  order  to  arrive  at  a  judicious  decision. 

(ii)  Zoning  By-laws 

At  the  present  time  all  zoning  by-laws  must  be  approved  by  the  Ontario 
Municipal  Board.  We  believe  this  to  be  an  unnecessary  time  and  effort¬ 
consuming  process.  There  appears  to  be  no  valid  reason  why  a  munici¬ 
pality  should  not  pass  a  by-law  and  give  adequate--say  two  week'-- 
notification  of  its  passing  to  all  who  may  be  affected  as  well  as  the 
Minister.  If  there  is  no  appeal  the  by-law  should  become  final  and 
binding.  If  an  appeal  is  taken,  the  by-law  would  proceed  to  the  Ontario 
Municipal  Board  for  a  hearing  etc. 

It  should  be  noted  that  in  April  1962  the  Ontario  Municipal  Board  revised 
its  procedures  so  that  instead  of  the  Board  holding  a  hearing  on  all 
by-laws,  uncontentiou  s  ones  would  receive  approval  without  a  hearing. 
This  was  a  step  in  the  right  direction  and  as  far  as  the  Ontario  Municipal 
Board  could  go  under  the  present  legislation.  We  think  that  Section 
30  (9)  of  The  Planning  Act  should  be  amended  to  streamline  procedures 
as  indicated  in  the  recommendations  below.  For  comparison,  one  may 
consider  decisions  by  the  Committee  of  Adjustment  as  minor  by-laws. 

These  decisions  made  by  an  appointed,  not  elected,  body  do  not  require 
Ontario  Municipal  Board  approval  but  are  subject  to  appeal  during  a 
14-day  period  (Section  32b  of  The  Planning  Act). 

RECOMMENDATION 


That  the  Township  recommend  to  the  Provincial  Legislature  that 
Section  30  (9)  of  The  Planning  Act  be  amended  to  permit  by-laws 
passed  pursuant  to  Section  30  to  come  into  force  without  the  approval 
of  the  Ontario  Municipal  Board  but  with  avenues  of  appeal  similar 
to  those  set  out  in  respect  to  decisions  by  a  Committee  of  Adjustmert 
under  Section  32  (12)  of  the  Act. 


(iii)  Plans  of  Subdivision 

Section  28  (7)  provides  for  the  reference  of  plans  of  subdivision  to  the 
Ontario  Municipal  Board.  This  avenue  of  appeal  is  undoubtedly  a  wise 
provision.  However,  it  has  two  serious  drawbacks.  Once  a  plan  has 
been  referred  to  the  Board,  that  body  is  obliged  to  deal  with  all  the 
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administrative  and  technical  detail  required  in  the  processing  of  the 
plan  up  to  registration.  The  Board  is  clearly  not  as  well  equipped  to 
handle  these  matters  as  the  Minister  who  has  a  professional  staff 
dealing  with  subdivisions.  But  there  is  no  method  by  which  a  plan 
can  be  sent  back  to  the  Minister  after  a  point  of  dispute  has  been 
settled  by  the  Board. 

Secondly,  a  plan  about  which  a  dispute  arises  must  be  referred  in  its 
entirety  to  the  Board  even  though  the  matter  of  contention  affects  only 
a  small  part  of  the  proposal. 

An  example  may  illustrate  these  points.  A  proposed  plan  covering  two 
hundred  and  fifty  acres  is  being  processed.  A  river  valley  runs  through 
one  corner  of  the  plan  affecting  10  lots  and  an  area  of  5  acres.  Because 
the  parties  dealing  with  the  plan  are  unable  to  agree  on  the  rear  lot  lines 
adjacent  to  the  valley  the  plan  is  referred  to  the  Board .  After  an 
unavoidable  delay  of  some  months,  the  matter  is  heard  by  the  Board  and 
a  decision  handed  down.  Meanwhile  the  entire  plan,  with  245  acres  of 
land  on  which  there  is  no  dispute,  has  been  held  up.  This  could  be  at  a 
critical  time  of  year  and  involve  a  delay  in  registration  and  start  of 
construction  of  six  months  or  more.  Even  after  its  decision,  the  Board 
must  carry  on  the  administrative  work  of  the  plan  and  sign  the  linens  for 
registration . 

Two  changes  in  The  Planning  Act  are  required  to  correct  this  situation, 
which  we  are  sure  were  not  contemplated  v\h  en  the  Act  was  drawn. 
Firstly,  it  should  be  made  possible  to  refer  only  matters  in  dispute  to 
the  Board  allowing  the  rest  of  the  plan  to  proceed  to  registration  with 
blocks  being  left  in  the  area  of  dispute.  Secondly,  it  should  be  made 
possible  for  the  Ontario  Municipal  Board  to  make  a  decision  on  a  matter, 
then  hand  the  plan  back  to  the  Minister  for  further  processing. 

RECOMMENDATIONS 

(a)  That  the  Township  recommend  to  the  Provincial  Legislature  that 
Section  28  (7)  of  The  Planning  Act  be  amended  to  permit  a 

part  of  a  proposed  plan  of  subdivision  to  be  referred  to  the 
Ontario  Municipal  Board. 

(b)  That  the  Township  recommend  to  the  Provincial  Legislature  that 
legislative  changes  be  made  to  permit  a  plan,  or  part  of  a  plan, 
to  be  sent  back  to  the  Minister  for  final  approval  pursuant  to 
Section  28  (13)  after  a  decision  in  respect  to  disputed  matters 
has  been  handed  down  by  the  Ontario  Municipal  Board. 
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(iv)  Official  Plan 

We  have  stated  our  opinion  that  the  Ontario  Municipal  Board  appreciates 
its  role  in  the  planning  process  and  is  keenly  aware  of  its  relationship 
to  the  elected  representatives  of  municipalities  whose  by-laws  it  is 
required  to  review.  Extracts  from  verbal  comments  by  the  Chairman  and 
written  decisions  are  contained  above.  However,  the  Board  is  also  mindful 
of  its  responsibility  in  respect  to  the  intent  and  purpose  of  the  Acts  it  in 
part  administers. 

We  believe  that  the  Board  is  an  extremely  important  element  in  the 
administrative  machinery  of  planning.  Without  it  many  unfortunate 
mistakes  may  be  made  by  persons  and  agencies  who  may  not  be  entirely 
aware  of  the  implications  of  their  actions  or  inaction.  In  19  43  Sir 
Winston  Churchill  is  reputed  to  have  said: 

"From  the  discussion  we  had  this  morning,  I  derived  the  conviction 
that  the  Ministry  of  Town  and  Country  Planning  must  have  the 
statutory  power  now  to  compel  recalcitrant,  obstructive  or  merely 
incompetent  county  authorities  to  do  what  is  necessary  in  the 
larger  interests . " 

We  do  not  suggest  that  the  Board  should  act  in  an  arbitrary  or  capricious 
manner  but  we  incline  to  view  the  Board's  firmness  in  some  instances  with 
favour . 

It  has  been  suggested  that  the  Board  has,  in  effect,  singled  out  the 
Township  of  North  York  and  dealt  with  by-laws  emanating  from  that 
Township  somewhat  severely.  Our  examination  of  material  supplied  to 
us,  and  discussion  with  numerous  persons  connected  with  the  process  of 
planning  in  the  Township  leads  us  to  conclude  that  the  central  theme  of 
the  Board's  comments  respecting  North  York  is  that  piecemeal  planning 
and  zoning  is  not  desirable.  To  illustrate  this  point,  we  quote: 

"It  was  apparent  at  the  hearing  of  this  application,  as  indeed  it 
has  appeared  on  a  number  of  prior  applications,  that  the  council 
of  this  township  has  followed  a  practice  of  changing  the  zoning 
of  lands  one  building  site  at  a  time  as  noted  above.  This  Board 
was  of  the  respectful  opinion  that  such  a  practice  was  not  a  valid 
exercise  of  the  power  of  the  council  but  even  if  it  is  valid,  and 
it  has  been  so  found  by  the  Court,  this  Board  is  still  of  the  opinion 
that  because  such  a  practice  is  undesirable  and  could  be  dangerous, 
it  is  not  one  which  this  Board  ought  to  approve  as  a  general  rule. " 

(Ontario  Municipal  Board  decision  P.F.M.  8927-59,  P2). 
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"In  the  opinion  of  this  Board  there  should  be  no  change  of  zoning 
in  this  area  until  a  proper  study  is  made  and  the  result  of  such 
study  implemented  in  one  comprehensive  amendment  as  may  be 
found  necessary.  To  do  otherwise  would  be  to  impose  or  approve 
a  piecemeal  approach  which  this  Board  deems  not  to  be  in  the 
interests  of  the  municipality  or  of  the  land  owners  concerned.  " 

(Ontario  Municipal  Board  decision  P.F.N.  800-60,  P3). 

again 

"I  am  of  the  opinion.  .  .  .that  present  owners  and  intending  purchasers 
in  the  neighbourhood  are  entitled  to  have  a  thorough  study  made , 
a  firm  proposal  carefully  examined  and  a  decision  made  on  the 
question  after  a  full  hearing  on  a  concrete  plan  affecting  the  full 
length  of  the  street  and  environs  in  which  these  people  have  a 
vital  interest.  The  final  determination  of  this  matter  cannot  be 
given  piecemeal  but  in  my  opinion  should  only  be  made  when  a 
proposal  for  the  whole  area  is  before  the  Board.  " 

(Ontario  Municipal  Board  decision  P.F.N.  618-60  et  al ,  P.  8) 

and 

"This  policy  or  practice  of  changing  the  permitted  use  of  land 
parcel  by  parcel,  lot  by  lot,  is  basically  against  generally 
accepted  principles  and  concepts  of  the  regulation  of  land  use. 

So  much  more  is  this  true  when  development  has  progressed  on 
the  basis  of  existing  zoning  as  in  the  present  case.  " 

(Ontario  Municipal  Board  decision  N-4085-62,  P.3) 

finally 

"The  Board  has  suggested  to  this  Council  from  time  to  time  in  the 
past  that  rather  than  try  to  determine  the  permitted  use  of  land 
parcel  by  parcel  and  lot  by  lot,  studies  of  large  areas  should  be 
made  in  order  to  determine  as  nearly  as  possible  the  desirable 
use  to  be  made  of  lands  not  yet  developed.  In  this  way  residents 
in  the  area  are  much  less  likely  to  be  disturbed  again  and  again 
by  a  series  of  applications  to  this  Board.  " 

(Ontario  Municipal  Board  decision  N-3270-62,  P.  3) 

We  do  not  think  that  North  York  has  been  singled  out  unfairly  for  such 
comments  as  are  set  out  above.  The  Board  has  made  suggestions  to  many 
other  municipalities  in  respect  to  various  matters  about  which  the  Board 
has  been  concerned.  In  North  York  more  development  is  taking  place  than 
in  any  other  municipality  in  the  Province.  Probably  more  applications 
pertaining  to  the  Township  have  come  before  the  Board.  It  is  not 
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surprising  then  that  it  should  continue  to  make  comment  when  its  recom¬ 
mendations  have  not  been  carried  out.  It  should  be  noted  indeed  that  the 
Board  has  been  most  complimentary  to  the  Township  in  respect  to  its 
public  relations  program  in  planning  matters . 

In  other  sections  we  discuss  and  make  detailed  recommendations  in 
respect  to  official  plans  and  zoning  by-laws.  We  conclude  here  that 
to  our  knowledge  the  Board  has  commented  unfavourably  to  North  York 
only  in  one  respect,  that  changes  should  not  be  piecemeal,  and,  in  our 
opinion,  the  Board  is  correct  in  its  comments. 

(v)  Responsibilities  of  the  Planning  Department 

Staff  to  Give  Evidence  on  Planning  Matters 
Before  the  Ontario  Municipal  Board  and  the  Court 

In  paragraph  40  of  this  report  we  quoted  Mr.  Justice  Scarman .  We 
believe  that  the  matter  is  covered  by  his  words.  However,  the  circum¬ 
stances  in  North  York,  and  indeed  any  municipality  with  a  Planning  Board 
and  staff,  make  the  situation  less  amenable  to  direct  interpretation  than 
in  the  British  case  quoted. 

We  have  stated  elsewhere  in  this  report  that  in  our  view  the  planning 
staff  should  continue  to  be  employees  of  the  Township  rather  than  of 
the  Planning  Board.  Under  these  circumstances  the  members  of  the  Planning 
Department  staff  have  a  responsibility  to  exercise  their  best  efforts  to 
produce  before  the  Ontario  Municipal  Board  and  the  Court  all  evidence  in 
support  of  the  elected  representatives'  decision,  whether  or  not  they 
personally  agree  with  that  decision.  If  the  members  of  the  staff  are 
unable  to  accept  this  principle  their  ultimate  course  of  action  is  to 
resign . 

Where  there  is  no  Planning  Board,  or  where  the  Planning  Board  and 
Council  agree,  the  problem  is  not  great.  The  situation  becomes  difficult 
for  the  members  of  the  staff  where  the  Council  and  the  Planning  Board 
disagree.  However  since  the  ultimate  decision  on  planning  matters  must 
be  that  of  the  elected  representatives  ,  whether  or  not  there  is  a  Planning 
Board,  it  should  be  made  clear  to  all  members  of  the  staff  that  their 
ultimate  responsibility  is  to  Council,  and  as  long  as  the  Planning  Board 
recognizes  this  fact  the  problem  should  disappear. 

In  relation  to  the  giving  of  expert  opinion  evidence,  as  distinct  from 
the  responsibility  to  assemble  and  place  before  the  Courts  and  the 
Municipal  Board  the  evidence  in  support  of  a  position,  the  Court  of 
Appeal  has  set  down  the  legal  position  of  public  servants  as  witnesses 
before  the  Ontario  Municipal  Board  and  this  position  would  no  doubt 
apply  as  well  in  the  Courts.  (Court  of  Appeal  re  stated  case  by  the 
Ontario  Municipal  Board  in  connection  with  M.V.  Jones  and  By-law  7625 
of  the  Township  of  North  York).  While  this  can  place  the  staff  in  a 
difficult  position  the  principle  laid  down  by  the  Court  of  Appeal  appears 
to  be  proper  and  no  criticism  can  properly  be  directed  at  a  municipal 
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employee  who  is  required  to  give  opinion  evidence  in  conflict  with  the 
ultimate  decision  of  Council.  Staff  experts  should  continue  to  give 
opinion  evidence  in  support  of  a  decision  of  Council  with  which  they 
agree.  It  wDuld  be  inconsistent  to  provide  by  legislation  that  they  cannot 
give  such  opinion  evidence  when  they  disagree  with  Council's  decision. 
Accordingly  we  do  not  consider  that  any  legislative  change  should  be 
recommended  in  this  regard. 

(e)  Central  Mortgage  &  Housing  Corporation 

Central  Mortgage  &  Housing  Corporation  is  the  Federal  Government  agency 
most  frequently  involved  in  development  activity  in  the  Township.  Not 
surprisingly  its  concern  with  subdivision  designs  has  increased  over  the 
years  since  the  Corporation  has  often  a  very  considerable  financial 
interest  in  a  scheme.  From  the  developer's  point  of  view  the  most 
serious  problem  in  respect  to  the  Corporation  is  that  it  is  frequently 
not  involved  in  discussions  with  the  Township  over  the  design  of  a  plan 
until  after  draft  approval  has  been  recommended  by  the  Township. 

It  appears  that  in  a  not-inconsiderable  number  of  cases  the  views  of  the 
Township  and  Corporation  are  not  the  same.  The  developer  is  then,  at 
what  should  be  an  advanced  stage  of  processing,  caught  between  two 
government  agencies.  He  may  try  to  mediate  between  the  two  in  an 
attempt  to  reach  agreement,  but  since  the  Corporation  directs  comments 
to  the  Minister,  not  the  Township,  he  may  have  some  difficulty.  The 
fact  that  relationships  between  the  Planning  Department  and  the  Corporation 
staff  are  somewhat  strained  does  not  ease  the  problem. 

RECOMMENDATIONS 

(a)  That  developers  be  encouraged  to  send  copies  of  plans  to 
C.M.H.C.  at  the  same  time  that  they  submit  their  application 
to  the  Minister  and  to  the  Township,  and  thereafter  discuss  the 
plan  with  Corporation  officials. 

(b)  That  the  Township  request  comments  from  the  Corporation  at  an 
early  stage  in  the  processing  of  plans  . 

(c)  That  the  Planning  Department  staff  meet  with  officials  of 
C.M.H.C.  to  settle  general  principles  of  design  upon  which 
each  may  work  and  to  improve  relationships. 

(f)  Township  Ratepayers 

North  York  Township  is  unsurpassed  in  its  public  relations  efforts 
in  respect  to  planning  matters.  We  believe  that  support  for  the  Township's 
planning  activities  is  now  firmly  entrenched  with  the  public  generally, 
and  with  ratepayer  and  community  associations  particularly.  This  very 
significant  achievement  can  be  largely  credited  to  the  Councils,  Planning 
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Boards  and  staff,  whose  members  have,  over  the  years,  made  exceptional 
personal  contributions  to  this  end.  The  public  relations  effort  is  always 
additional  to  the  normal  work  load,  and  frequently  involves  attendance 
at  meetings  at  the  end  of  a  full  working  day. 

It  is  suggested  that,  for  the  future,  the  public  relations  program  will  be 
most  useful  if  channelled  toward  two  ends:  firstly,  to  promote  a  more 
objective  approach  by  ratepayers'  organizations  to  new  development 
proposals  and  zoning  changes;  and  secondly,  to  promote  public  under¬ 
standing  and  support  for  the  contents  of  the  District  Plans. 

It  is  the  first  category  that  public  relations  have  thus  far  enjoyed  the 
least  success.  This  is  true  not  only  in  North  York,  but  in  all  munici¬ 
palities.  The  reactions  cf  ratepayer  organizations  to  zoning  changes  have 
not  really  changed  a  great  deal  in  the  past  ten  years  ,  and  they  are  not 
less  frequent,  less  heated,  or  better  informed  than  they  were  before. 

Their  objections  fall  into  easily  recognized  categories:  induced  traffic 
and  traffic  hazards;  loss  of  privacy,  light  and  air;  the  introduction  of 
noise,  smoke  or  noxious  fumes;  all  contributing  to  a  change  in  the 
character  of  the  neighbourhood  and/or  to  the  devaluation  of  property. 

It  is  not  suggested  here  that  those  are  not  meaingful  objections.  Quite 
the  contrary.  Where  any  such  untoward  aspects  will  result  from  a  new 
development,  the  community  is  obviously  entitled  to  protection.  What 
must  be  questioned,  however,  are  those  cases  in  which  objections 
persist,  even  though  no  such  undesirable  aspects  will  result,  or  where 
they  can  be  eliminated  by  appropriate  changes  to  design,  means  of 
access,  landscaping  etc.  Such  ratepayer  opposition  is  usually  based 
on  the  "thin  edge  of  the  wedge"  argument.  When  this  occurs,  there  is 
no  chance  for  amicable  settlement,  because  there  is  no  common  ground. 
One  side  is  presenting  the  merits  of  a  specific  scheme  while  the  other 
is  arguing  the  demerits  of  other  possibilities  which  have  not  yet 
materialized . 

We  submit  that  the  "thin  edge  of  the  wedge"  argument  reveals  a  lack  of 
confidence  in  part  of  the  planning  process.  It  implies  that  each 
succeeding  application  will  not  be  as  carefully  appraised  in  terms  of 
its  effects  on  the  surrounding  community  as  the  first.  One  of  the 
major  aims  of  the  public  relations  program  should  be  to  dispel  that 
notion  where  it  persists.  There  is  ample  evidence  to  demonstrate  that 
the  deliberations  of  Planning  Board  and  Council  are  not  conditioned 
by  "precedents". 

Apprehension  on  the  part  of  the  ratepayer  organizations  should  be 
greatly  reduced  by  the  District  Plans .  They  will  contain  clear 
and  detailed  proposals  which  should  minimize  uncertainty  as  to 
what  may  occur  in  the  future.  To  achieve  this,  however,  the  District 
Plans  must  themselves  have  the  acceptance  of  the  public.  It  will 
be  no  small  task  to  achieve  this. 
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(246)  If  the  Planning  Director  and  other  senior  staff  are  to  be  able  to  perform 

their  duties  during  office  hours,  their  attendance  at  meetings  with 
citizens  must  be  kept  to  reasonable  levels.  Non-productive  meetings 
must  be  avoided,  and  every  means  other  than  meetings  must  be  utilized 
to  inform  the  public. 

(247)  We  submit  that  the  least  productive  meetings  are  those  at  which  no 

firm  proposals  are  available  for  consideration  by  the  ratepayers.  To 
illustrate  this  point,  we  refer  to  a  meeting  held  in  the  Township  offices 
on  May  16,  1963,  to  discuss  transportation  developments  in  Hogg's 
Hollow.  In  attendance,  on  behalf  of  the  Township  were  Mr.  Bales, 

Planning  Board  Chairman;  Councillor  Watson,  Mr.  Curtis  and  Mr. 

Westland.  Representing  the  Metropolitan  Corporation  were 

Mr.  G.  Grant,  Commissioner  of  Roads,  Mr.  S.  Cass,  Traffic  Engineer, 
and  Mr.  W.  Wronski,  Deputy  Commissioner  of  Planning.  The  meeting 
lasted  the  greater  part  of  an  afternoon  and  our  impression  was  that,  as 
a  piece  of  pure  public  relations  work  it  was  excellent.  The  representatives 
of  the  four  ratepayer  organizations  were  most  interested  in  the  discussion. 

(248)  General  possibilities,  rather  than  specific  proposals  were  discussed 

however,  and  it  became  quickly  apparent  that  the  ratepayers  could  make 
no  contribution.  The  transportation  problems  of  the  area  are  of  a 
complex  engineering  nature ,  and  no  citizen  could  be  expected  to  offer 
any  opinion  at  such  a  formative  stage.  We  therefore  seriously  question 
the  advisability  of  such  meetings  having  in  mind  the  senior  staff  time 
involved.  Ratepayers  are  not  in  a  position  to  create;  their  contribution 
must  be  in  the  form  of  criticism.  Accordingly  they  should  be  approached 
only  when  a  full  set  of  proposals  has  been  developed  by  the  professional 
staff. 

(249)  It  will  be  helpful  if  the  District  Plans  are  presented  at  a  public  meeting, 

and  then  displayed  in  the  municipal  offices  or  local  library  for  a  week 
during  which  time  interested  citizens  could  view  the  display,  hold 
ratepayer  association  meetings  to  consider  them  ,  and  subsequently 
transmit  their  comments  to  the  municipality.  Such  a  system  would,  we 
suggest,  bring  planning  much  closer  to  the  people  affected  than  the 
holding  of  a  series  of  public  meetings,  and  would  reduce  the  extra- 
cirricular  demands  on  senior  officials  .. 

(250)  It  has  already  been  recommended  that  ratepayers  be  encouraged  to 

organize  in  such  a  way  to  have  a  body  of  informed  opinion  available  to 
consider  District  Plans  on  a  continuing  basis.  From  discussions  with 
the  central  ratepayers  organization  held  during  the  course  of  this  Study, 
we  derive  the  conviction  that  there  will  be  no  lack  of  co-operation  from 
the  public. 
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RECOMMENDATIONS 


That  the  public  relations  program  be  directed  toward  promoting: 

(a)  A  more  objective  approach  by  ratepayers  to  new  development  proposals. 

(b)  Public  understanding  of,  and  support  for  the  District  Plans. 


SECTION  IV 


EVALUATION  OF  PAST  GROWTH 


AND  ANALYSIS  OF  RESULTS 
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IV  -  EVALUATION  OF  PAST  GROWTH 

AND  ANALYSIS  OF  RESULTS 
1 .  QUANTITY  OF  DEVELOPMENT 

(251)  It  is  perhaps  superfluous  to  evaluate  for  the  Council  and  Planning  Board  of 
North  York  Township  the  quantity  of  development  which  has  occurred  in 
that  municipality  in  the  post-war  era.  Indeed,  it  has  been  without  parallel 
in  this  country.  For  the  next  decade  at  least,  North  York  can  expect  to 
retain  its  (not  always  enviable)  distinction  as  Canada's  most  rapidly 
growing  municipality.  Etobicoke  is  running  out  of  vacant  land.  Scarborough  , 
the  other  early  rival,  held  an  initial  advantage  in  available  services,  but 

the  construction  of  trunk  utilities  in  the  East  Don  watershed  in  recent  years 
has  to  some  extent  eased  the  pressure  on  Scarborough.  The  provision  of 
trunk  water  and  sewer  mains  in  North  York  is  now  substantially  complete 
and  thus,  because  of  its  central  position  among  the  suburban  "Big  Three"  , 
it  will  continue  to  absorb  the  largest  portion  of  Metropolitan  growth. 

(252)  Having  in  mind  the  Township's  state  of  preparedness  in  the  late  'forties, 
the  quantitative  results  can  only  be  appraised  as  a  fantastic  achievement. 
From  the  depression  and  wartime  years,  North  York  inherited  a  backlog  of 
postponed  public  works.  It  faced  the  future  with  an  inadequate  financial 
base,  no  trunk  services,  and  an  absolute  lack  of  administrative  machinery 
to  cope  with  the  impending  deluge.  It  was  perhaps  merciful  then,  that 
the  Township  officials  believed  the  population  forecasts  of  that  day  which 
now  appear  so  ludicrous. 

(253)  In  the  fifteen  years  since  1948,  a  ten-fold  increase  in  population  has  been 
accommodated.  Others  may  wish  to  measure  that  in  such  terms  as  dwelling 
units  constructed,  commercial  and  industrial  floor  space  built,  classrooms 
staffed,  park  acres  acquited,  street  mileage  paved,  draft  plans  approved, 
or  zoning  amendments  considered.  The  important  point  is  that,  despite 
the  unprecedented  outpouring  of  public  funds,  the  Township's  financial 
base  and  assessment  balance  are  much  stronger  than  before.  Full  services 
are  the  general  rule,  and  the  administrative  machinery  and  procedures 
have  been  organized  or  invented  to  deal  with  the  whole  vast  programme. 

(254)  It  was  an  achievement  by  many,  but  it  was  mainly  an  achievement  by  four  : 
the  Township;  Metropolitan  Toronto;  the  Province  (through  its  grants); 
and  the  building-development  industry.  All  were  vital,  and  let  those 

who  view  the  development  process  as  nothing  but  a  continuing  war 
between  private  builders  and  public  authorities  ponder  that  truth. 

(255)  Frequent  disagreements  between  the  public  and  private  sectors  which  do 
occur  should  not  obscure  the  fact  that  the  tremendous  extent  of  develop¬ 
ment  which  took  place  could  only  have  been  the  product  of  private  and 
public  enterprise  acting  in  concert.  It  is  to  be  hoped  that  government 

at  all  levels ,  and  the  industry  through  such  organizations  as  the  Urban 
Development  Institute  and  the  National  Home  Builders  Association  will 
continue  to  promote  wider  public  recognition  of  this  point. 


2. 
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QUALITY  OF  DEVELOPMENT 

What  dims  the  lustre  of  accomplishment  are  some  of  the  qualitiative  aspects  (256) 
of  development,  and  the  principal  four  share  in  this  as  well.  Looking  first 
at  the  Township  as  a  whole,  the  three  most  obvious  shortcomings  are  the 
distribution  of  industrial  land,  the  provision  of  major  roads,  and  the 
reservation  of  sites  for  secondary  schools.  The  existing  land  use  pattern 
prevented  the  really  full  use  of  Highway  401  for  industrial  purposes. 

No  such  limitation  applied  to  the  Don  Valley  Parkway  alignment  however, 
but  that  potential  has  all  but  been  ignored.  The  two  industrial  blocks  in 
the  North-East  Sector  were  located  at  the  extreme  limits  of  servicing, 
notwithstanding  the  high  surface  water  run-off  characteristics  of  industrial 
areas,  and  the  resultant  extra  costs  involved  in  providing  storm  drainage. 

In  the  North-West  Sector,  the  industrial  blocks  are  overly  large,  and 
will  inevitably  foster  peak  hour  traffic  problems .  (Etobicoke  did  the  same 
thing  in  Rexdale  and  Scarborough  is  proposing  the  same  northeast  of 
Agincourt)  . 

The  serious  lack  of  major  arterial  roads  is  becoming  increasingly  apparent.  (257) 
The  most  significant  event  of  the  Township's  early  history  was  someone's 
decision  to  lay  out  the  original  survey  with  a  1-1/4  mile  spacing  between 
lot  and  concession  roads.  How  fortunate  for  today  if  a  Scarborough-type 
survey  had  been  chosen  instead.  The  provision  of  intermediate  roads  has 
been  hampered  by  a  too-wary  view  of  such  obstacles  as  river  valleys, 
railways,  and  controlled  access  highways.  In  the  cost-conscious 
atmosphere  which  necessarily  prevailed,  this  attitude  is  understandable. 

North  York  Township  was  not  alone  in  underestimating  the  enrolment  increase  (258) 
at  the  secondary  school  level  with  the  consequent  failure  in  some  areas 
to  provide  sufficient  sites.  As  a  result,  it  has  been  necessary  to  pay 
high  for  less  than  strategic  locations,  or  to  enlarge  existing  schools  beyond 
the  optimum  size. 

It  would  be  wrong  to  attribute  these  deficiencies  to  the  original  Official  (259) 

Plan,  or  to  Amendment  No.  27,  which  were,  after  all,  as  good  as  any 
contemporary  plans  and  better  than  most.  The  real  failure,  and  this  is  the 
important  point  for  the  future,  was  on  the  part  of  government  at  all  levels  to 
act  on  the  well-worn  maxim  that  every  Plan  must  be  afforded  continuing 
review  on  an  overall  basis,  in  the  light  of  previously  unforeseen  trends, 
needs,  and  new  planning  techniques. 

Obviously,  it  was  the  unrelenting  pressure  of  day-to-day  administration  (260) 

which  discouraged  contemplation  of  the  larger  picture  by  the  Township. 

The  Metropolitan  Toronto  Planning  Board,  which  arrived  somewhat  later 
in  the  day,  suffered  from  the  same  pressures,  and  has  not  yet  completed 
a  Metropolitan  Plan  as  a  guide  to  the  area  municipalities  in  providing  for 
facilities  which  are  not  local  in  scope  or  impact^)  Upon  its  completion, 
however,  it  is  to  be  expected  that  the  energies  of  the  Metropolitan 


(6)  Public  housing  and  hospitals  are  two  such  facilities  which  are  deficient 
in  the  development  of  North  York  thus  far.  It  is  now  being  recognized 
however,  that  their  provision  is  dependent  upon  a  metropolitan  rather  than 
a  local  programme  of  action. 
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(260)  Planning  agency  will  continue  to  be  devoted  to  planning  problems  of 

(Contd)  metropolitan  scope,  and  which  relate  to  the  continuing  review  of  the 

Metropolitan  Plan.  Except  where  a  lack  of  planning  staff  in  the  area 
municipalities  dictates  otherwise,  its  role  in  the  preparation  of  District 
Plans  should  be  in  co-ordination  and  supervision,  rather  than  direct 
involvement  in  preparatory  work. 

(261)  It  will  be  several  more  years  before  the  results  of  a  metropolitan  trans¬ 
portation  study  will  be  available  so  that  informed  steps  can  be  taken  to  deal 
fully  with  traffic  and  major  arteries.  Participation  in  this  latter  study 

will  be  the  most  positive  planning  effort  by  the  Province  in  North  York. 

The  Community  Planning  Branch  was  originally  intended  to  be,  and  still 
is,  essentially  an  administrative  agency.  Even  if  its  emphasis  should 
shift  to  more  direct  planning  activity,  it  is  unlikely  that  it  will  be  able 
to  offer  great  assistance  to  well-staffed  municipalities  such  as  North  York. 

(262)  This  Report  repeatedly  recommends  commencement  of  a  series  of  District 
Plans  to  replace  the  present  Official  Plan.  It  seems  clear  that  in  North 
York  the  preparation  of  District  Plans  must  be  undertaken  by  the  Township. 

It  seems  equally  clear  that  if  the  omissions  of  the  past  decade  are  to  be 
rectified,  priority  must  be  given  to  their  continuing  re-appraisal,  notwithstanding 
the  pressures  of  day-to-day  work. 

(26  3)  The  results  of  the  detailed  planning  and  development  of  neighbourhoods 
range  from  the  mediocre  to  the  inspired,  the  quality  of  design  usually 
improving  as  the  acreage  of  the  properties  subdivided  increases.  The  total 
product  must  be  appraised  as  generally  quite  good. 

(264)  One  criticism  already  mentioned  elsewhere  is  the  all-too-frequent  occasion 
where,  by  accident  or  design,  a  large  block  of  obviously  high  density 
portential  is  afforded  its  sole  means  of  access  by  minor  streets  flanked  by 
ownership  units.  The  curve-linear  type  street  pattern  has  been  used 
throughout,  and  one  comment  is  offered  here.  The  difference  between  a 
"can  of  worms"  and  a  well-organized  minor  street  pattern  lies  in  the 
relationship  between  the  alignment  and  continuity  of  streets,  and  their 
functions.  A  sound  rule  of  thumb  is  that  every  minor  street  should  depart 
from  a  collector  or  sub-collector,  with  exceptions  only  in  physically 
extreme  cases . 

(265)  It  is  in  the  aesthetics  that  the  greatest  deficiencies  in  detailed  planning 
and  development  lie.  This  should  not  be  surprising.  The  very  magnitude 
of  the  job  demanded  that  the  utilitarians  take  charge,  and  they  did. 

This  is  not  to  suggest  that  North  York  is  any  less  attractive  than  other 
municipalities  of  similar  experience,  or  that  nothing  is  being  done.  In 
fact,  the  reverse  is  true.  North  York  probably  has  more  of  the  really 
outstanding  schemes  than  any  of  the  other  suburban  municipalities .  Don 
Mills  is  superlative,  and  Flemingdon  Park  is  the  largest  of  the  very  best 
multiple  housing  schemes  in  Metropolitan  Toronto.  Yorkdale  will  set 
a  new  standard  for  shopping  centres  in  Ontario,  and  there  are  many,  many 


smaller  groups  of  industrial  and  residential  buildings  of  note.  The  Township 
Parks  Department  has  a  tree  planting  programme  which  is  imaginative, 
and  North  York  is  the  only  suburban  municipality  to  provide  what  is, 
in  effect,  an  architectural  consulting  service  in  its  Planning  Department. 

There  can  be  no  denying  however,  that  the  utilitarian  approach,  a  short 
term  necessity,  has  produced  some  long  term  disadvantages.  For  example, 
there  are  too  few  centre-boulevarded  avenues  in  North  York.  Cul-de-sac 
streets  are  surely  the  most  favoured  residential  milieu,  afford  the  best 
opportunity  for  attractive  house  groupings,  and  are  more  truly  'neighbour¬ 
hoods'  in  the  sociological  sense  than  the  elementary  school  attendance 
areas  which  are  given  the  name.  They  should  not  be  discouraged. 

The  first  concern,  after  all,  should  be  the  most  attractive  environment 
for  the  inhabitants,  and  not  the  convenience  of  the  snow  plow  operator. 

It  is,  however,  the  failure  to  require  underground  wiring  which  will  surely 
most  puzzle  the  succeeding  generation.  Among  the  very  few  aesthetic 
aspects  under  firm  public  control,  poles  and  wires  have  perhaps  the 
greatest  visual  impact  on  the  urban  scene.  It  would  be  irresponsible 
to  imply  that  development  costs  are  not  already  seriously  high.  What 
are  questioned  are  the  values  which  assign  priority,  for  example,  to 
sidewalks  on  both  sides  of  every  street,  irrespective  of  its  function, 
over  the  provision  of  underground  wiring.  It  is  heartening  that  the 
Township  is  now  moving  toward  such  a  requirement,  but  it  is  hoped  that 
its  addition  will  be  offset  by  a  reduction  in  requirements  elsewhere. 

Street  signs  are  a  second  aspect  where  public  control  is  complete.  More 
care  in  the  layout  of  streets  in  relation  to  their  function  should  reduce 
the  need  for  the  plethora  of  signs  which  now  clutter  the  curbsides  .  Of 
course,  no  wizardry  of  design  can  obviate  the  need  for  all  street  signs, 
but  it  is  known  that  intensive  studies  are  now  underway  aimed  at  more 
attractive  groupings  of  signs,  and  their  possible  replacement  by 
coloured  pavements,  lights,  etc.  It  is  expected  that  such  efforts  will 
receive  the  continuing  support  from  the  three  levels  of  government. 

There  have  been  notable  examples  where  overhanging  signs  advertising 
business  premises  have  been  removed  to  the  marked  improvement  in 
appearance  of  a  major  street.  Yonge  Street  in  downtown  Toronto  is  perhaps 
the  most  obvious  case  in  point.  We  know  of  no  evidence  that  the 
commercial  premises  affected  have  lost  business  in  such  cases.  Yonge 
Street  in  Willowdale,  the  older  sections  of  Bathurst,  Dufferin  and  Wilson 
Avenue,  and  some  of  the  earlier  shopping  centres  should  be  considered  for 
similar  treatment. 

The  architecture  of  buildings  is  the  big  field  of  aesthetic  concern  where 
the  way  to  improvement  is  less  clear.  The  validity  of  public  architectural 
control,  and  the  disadvantages  and  impracticalities  of  regulations  to 
achieve  the  ends  desired  have  already  been  thoroughly  discussed  by 
competent  authorities,  and  it  is  not  our  intention  to  review  all  of  the 
pros  and  cons  here. 
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(271)  Regulations  alone  are  obviously  barren  of  results  ,  as  evidenced  by  the  ten- 
year  effects  of  Clause  7.4  of  the  Zoning  By-law  ( 7) .  It  cannot  be  argued 
that  the  homes  of  North  York  present  more  attractive  street  pictures  than 
those  of  comparable  value  in  Scarborough,  Etobicoke  or  Toronto  Township, 
where  no  such  requirement  exists.  Patently,  some  exercise  of  judgement 

is  required,  and  even  granted  that  condition,  there  are  limits  to  the  level 
of  accomplishment. 

(272)  In  Vancouver  quite  sweeping  powers  have  been  vested  in  a  design  panel 
established  to  ensure  attractive  structures  .  That  group  has  been  able  to 
bring  the  design  of  individual  apartment  and  commercial  blocks  from  the 
mediocre  up  to  a  generally  satisfactory  level.  We  believe  it  fair  to  say, 
however,  that  that  group  made  its  greatest  contribution  very  early,  by 
stimulating  through  examples,  a  more  discriminating  preference  on  the  part 
of  the  builders  and  the  public.  It  is  thus  probable  that  that  satisfactory 
level  could  be  maintained  without  further  effort  by  the  design  panel. 

We  think  too,  that  it  is  rather  unlikely  that  the  panel  will  raise  the  level 
of  design  much  further.  The  current  level,  by  the  way,  appears  to 
approximate  that  which  now  prevails  in  the  latest  buildings  in  North  York, 
and  which  was  attained  without  a  design  panel  or  the  special  supporting 
legislation . 

(27  3)  All  things  considered  then  we  believe  that  North  York  is  now  on  the  right 
track  in  using  encouragement  rather  than  coercion  to  achieve  good  design. 
Perhaps  that  encouragement  could  be  furthered  by  Township  awards  for 
outstanding  buildings  and  groups  of  buildings  in  several  categories. 

(274)  It  is  in  achieving  harmonious  relationships  between  buildings  that  public 
efforts  in  this  field  have  been  least  successful.  University  Avenue,  for 
example,  cannot  be  ranked  as  an  outstanding  piece  of  co-ordinated  design, 
notwithstanding  the  individual  excellence  of  some  of  the  buildings,  and 
the  supervision  of  an  architectural  advisory  panel. 

(275)  It  is  suggested  that  the  Township  planning  staff  should  direct  more  attention 
to  the  groupings  of  buildings.  For  example,  near  Yonge  Street  and  Drewry 
Avenue  a  seventeen-storey  apartment  building  has  been  erected  in  basically 
one  and  two  storey  surroundings.  We  believe  that  such  a  height  should  only 
be  permitted  where  there  is  space  for  buildings  of  intermediate  elevation  to 
relieve  the  too-startling  contrast  which  now  pertains. 

(276)  Flemingdon  Park  is  a  first-class  demonstration  of  a  harmonious  relationship 
between  building  masses  and  space.  It  will  be  quickly  pointed  out  that 
Flemingdon  is  under  the  control  of  a  single  developer,  sensitive  to  such  things, 
but  we  believe  that  much  can  be  achieved  for  multiple  ownerships  by  the 


(7)  Clause  7.4  requires  variation  in  the  sizes  and  locations  of  doors , 
windows,  etc.  ,  and  colour  or  type  of  surface  materials  in 
subdivision  houses . 


(77) 


Township  planning  staff.  Just  as  two-dimensional  outlines  are  prepared 
to  guide  subdivision  design,  so  three-dimensional  schemes  should  be 
prepared  for  areas  where  a  wide  range  of  building  heights  and  masses  is 
expected. 

Such  considerations  need  not,  and  indeed  should  not  be  limited  to  areas 
of  high  rise  buildings,  and  may  be  applied  with  good  effect  to  areas  of  strip 
commercial  development;  to  the  relationship  between  such  neighbourhood 
focal  points  as  local  shopping  centres,  churches  and  schools;  and  to 
the  relationship  between  dwelling  units  on  standard  residential  streets. 

Central  Mortgage  and  Housing  Corporation  is  becoming  increasingly 
concerned  with  the  latter.  Through  its  financial  interest,  the  Corporation 
enjoys  a  means  of  control  which  is  perhaps  as  effective  as  any  which 
could  be  contrived  by  legislation.  We  think  it  neither  advisable  nor 
necessary  to  establish  a  duplicate  control  in  the  Township.  It  is  rather 
suggested  that  the  Township  planning  staff  work  out  with  C.M.H.C. 
the  principles  and  objectives,  and  establish  procedures  for  consultation 
where  individual  problem  areas  arise.  The  fact  that  not  all  housing  is 
N.H.A.  insured  should  trouble  no  one.  We  are  confident  that  good 
design,  in  any  part  of  the  industry,  is  contagious  to  all. 


RECOMMENDATIONS 


Our  recommendations  arising  from  the  preceding  evaluation  are  : 

(a)  That  prior  to  finalization  of  the  Metropolitan  Toronto  Official  Plan, 
the  general  distribution  of  industrial  areas  in  North  York  be  reviewed. 

(b)  That  the  provision  of  major  roads  supplementary  to  the  basic  net¬ 
work  of  lot  and  concession  raods  be  reviewed  and  the  results 
incorporated  into  the  District  Plans  . 

(c)  That  secondary  school  sites  be  provided  for  in  the  District  Plans 
commensurate  with  new  enrolment  estimates. 

(d)  That  in  future,  real  priority  be  afforded  a  continuing  process  of 
re-appraisal  of  the  District  Plans  which,  together,  will  comprise  the 
Township  Official  Plan. 

(e)  That  in  neighbourhood  design  : 

(i)  sole  access  to  high  density  blocks  not  be  provided  via 
streets  flanked  by  low  density  units; 

(ii)  the  alignment  and  continuity  of  streets  be  closely  related 
to  their  function  as  collectors,  sub-collectors,  or 
exclusively  access  to  property; 

(iii)  cul-de-sac  streets  not  be  discouraged. 


(276) 

(contd) 


(277) 


(278) 


(78) 


(f)  That  visual  improvements  such  as  centre-boulevarded  streets,  and 
underground  wiring  be  encouraged  by  the  reduction  in  servicing 
requirements  elsewhere. 

(g)  That  continuing  support  be  offered  to  efforts  to  reduce  or  replace 
street  signs  by  other  measures. 

(h)  That  projecting  signs  be  progressively  eliminated  from  major 
business  streets . 

(i)  That  the  Township  continue  to  encourage  good  architectural  design, 
rather  than  to  seek  means  to  establish  architectural  control  by 
legislation,  and  awards  for  good  design,  with  appropriate  publicity, 
be  instituted. 

(j)  That  harmonious  relationships  between  buildings  be  promoted  by  : 

(i)  three-dimensional  outline  schemes  prepared  by  the  Township 
planning  staff; 

(ii)  close  liaison  with  C.M.H.C.  on  the  control  of  elevations  on 
standard  residential  streets. 


■ 

* 


APPENDICES 


APPENDIX  I 


TERMS  OF  REFERENCE 


The  original  tdrms  of  reference  given  to  us  are  set  out  below  in  the  order  in  which 
our  findings  and  recommendations  are  presented  in  this  report,  as  follows  : 

Summary 

The  Official  Plan 

Methods  of  Implementing  the  Plan 
Administrative  Organization 
Relationships  with  other  Organizations 

The  comments  on  the  terms  of  reference  which  we  made  in  the  report  on  our 
feasibility  study  have  been  inserted  following  the  pertinent  terms  of  reference. 


SUMMARY 


Original 
term  of 
reference 
number 


To  report  on  policies  and  procedures  that  10  (b) 

might  be  adopted  by  the  Township  of 

North  York  to  permit  continuation  of  the 

current  high  rate  of  urban  development 

in  an  atmosphere  which  provides 

sufficient  flexibility  to  incorporate 

new  and  evolving  forms  of  development 

without  unnecessary  loss  of  time  due 

to  the  administrative  processing  of 

legal  documents  such  as  by-laws, 

Official  Plan  amendments,  etc.  ,  and, 
at  the  same  time  ,  to  exercise  the 
desired  control  in  the  interest  of  the 
municipality  and  its  residents. 


THE  OFFICIAL  PLAN 

1.  An  examination  into  the  present  6  (a) 

status  and  validity  of  the  Official 
Plan  of  the  North  York  Planning 
Area  and  the  methods  presently  in 
use  to  revise  and  up-date  the 
Official  Plan. 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 


1  -  7 


44  -  66 


Original 
term  of 
reference 
number 


2.  An  examination  into  the  attempts  which  6  (b) 

have  been  made  by  the  Municipality 

to  prepare  comprehensive  revisions  to 
the  North  York  Official  Plan  with  specific 
reference  to  the  submission  to  the 
Community  Planning  Branch  under  date 
of  April  19,  1962. 

3.  An  evaluation  of  the  successes  and  5  (a) 

failures  of  the  planning  and  development 

programs  of  Ontario  municipalities  having 
a  population  in  excess  of  200,000  and 
the  legal  steps  taken  by  such  municipalities 
to  adopt  new  official  plans  or  to  revise 
existing  official  plans  during  the  five-year 
period  1958  to  1963. 


4  .  A  critical  comparison  of  the  planning  5  (b) 

and  development  program  currently 
carried  on  by  the  Township  of  North  York 
with  those  carried  on  by  other  Ontario 
municipalities  having  a  population  in 
excess  of  200 , 000 . 


Comment 


The  comparison  with  other  municipalities 
should  not  be  restricted,  but  be  made  with 
any  municipality  where  a  general 
comparison  would  provide  information 
which  might  be  beneficial  to  our  review. 

5.  Report  on  the  methods  that  could  be  adopted  4  (a) 
under  existing  or  special  legislation  by  the 
Municipality  and  the  policies  and 
procedures  which  might  result  therefrom 
to  ensure  that  the  Municipality  can  exert 
a  reasonable  degree  of  control  over  the 
unusual  quantity  of  development  which  is 
peculiar  to  the  Township  of  North  York;  - 
by  "Development  Control"  is  meant  control 
over  the  architectural  design,  the  aesthetic 
quality  and  provision  of  amenities  as  well  as 
the  height,  bulk,  size,  etc.  ,  of  buildings; 
phasing  of  development  in  relation  to  the 
provision  of  municipal  services;  control  over 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 


44  -  66 


Informa  tion 
obtained  from 
such  evaluation 
was  used  in 
formulating 
various 

recommendations . 


Comparisons 
contained  in 
paragra  phs 
throughout 
report , 


44  -  75 
88  -  98 
and  other 
paragraphs . 


Original 
term  of 
reference 
number 


the  phasing  and  location  of  development 
to  prevent  overloading  of  municipal  services, 
such  as  schools,  roads,  hydro,  water 
supply,  drainage;  control  over  .  economic 
conditions,  such  that  development  within 
the  Township  does  not  create  a  tax  burden 
on  existing  ratepayers;  and  control  to 
provide  lands  adequate  in  quantity  and 
location  for  all  of  those  uses,  private 
and  public,  which  are  required  in  the 
ultimate  community,  recognizing  that  some 
of  these  for  economic  reasons  will  not 
likely  be  developed  until  the  later  stages 
of  community  development. 

Comment 


Term  4  might  be  taken  with  terms  6  and 
8  so  that,  in  summary,  they  would 
consist  of  a  review  of  the  Official 
Plan  and  zoning  by-law  as  a  means  of 
exercising  development  control  in 
the  Township. 

An  evaluation  of  the  quantity,  quality  and  8  (a) 

economic  results  of  growth  in  the  Township 

of  North  York  over  a  ten-year  period  with 

a  critical  analysis  of  the  results  achieved 

by  the  existing  planning  and  development 

policies  and  procedures ,  together  with 

comment  on  the  results  that  might  have 

been  achieved  had  other  policies  and 

procedures  been  in  force  during  this 

period  of  time . 

Comment 


This  evaluation  should  be  made  only  to 
the  extent  necessary  to  identify  problems 
which  have  arisen  in  the  past  and  which 
can  be  used  to  suggest  new  plans  and 
procedures  for  the  future.  The  last  3-1/2 
lines  should  be  omitted  as  such  comment 
would  not  contribute  to  the  value  of  the 
study. 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 


See  comment  below 
and 

251  -  278 


Original 
term  of 
reference 
number 


7  .  A  report  on  the  character  and  form  of  8  (b) 

municipal  growth  in  the  Township  of 
North  York  as  compared  with  that  found 
in  other  Ontario  Municipalities  and  the 
rapid  change  in  such  form  and  character 
of  growth;  for  example  -  the  trend 
towards  multiple  family  dwelling 
accommodation,  an  increased  demand 
for  prestige  industrial  locations  ,  and 
a  need  for  low  or  reasonably  priced  lands 
for  service  and  institutional  uses. 


8.  To  evaluate  generally  the  municipal  10  (a) 

requirements  associated  with  subdivision 
development  of  both  single  family  dwelling 
and  multiple  family  dwelling  housing  types 
and  to  compare  these  with  the  municipal 
requirements  associated  with  re-zonings  to 
permit  high  rise  -  high  density  multiple 
family  dwelling  accommodation,  having 
regard  for  the  resultant  tax  situation  - 
for  example  the  provision  cf  parks  and  open 
spaces  in  proportion  to  the  population 
density  of  development. 


Comment 


This  represents  a  specific  planning 
problem  which  we  believe  should  not 
form  part  of  the  present  review.  We 
suggest  that  the  review  should  be 
concerned  only  with  the  overall  planning 
organization  and  procedures  ,  the 
operation  of  which  will  be  designed  to 
solve  specific  planning  and  development 
problems . 

METHODS  OF  IMPLEMENTING  THE  PLAN 


The  present  status  and  validity  of  the  6  (c) 

comprehensive  Zoning  By-Law  No.  7625  as  a 

means  of  exercising  development  control, 

and  the  need  for  amendment  thereto  together 

with  recommendations  as  to  how  such 

amendments  should  be  formulated  and  implemented. 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 

References 
throughout  where 
comparisons 
useful 


See  comment . 


76  -  87 


Original 
term  of 
reference 
number 


ADMINISTRATIVE  ORGANIZATION 

1.  The  policies  and  procedures  of  the  1  (a) 

North  York  Planning  Board 

2.  Function  of  the  North  York  Planning  Board  1  (b) 

and  the  advantages ,  disadvantages  and 
effectiveness  of  a  Planning  Board  Operation 

as  opposed  to  some  other  system. 

3.  Report  on  the  function  and  purpose  of  the  3  (a) 

Municipal  Planning  Department  and  as  to 

whether  these  functions  and  purposes  are 
adequately  served  by  the  North  York  Planning 
Department  at  the  present  time. 

4.  Report  on  the  adequacy  of  the  North  York  3  (b) 

Planning  Department  staff  members  as  to 
numbers,  professional  qualifications, 

diversity  and  adequacy  of  background,  and 
experience  and  other  abilities  as  may  be 
indicated,  having  regard  to  the  work  load, 
the  need  for  planning  programs  and  the  amount 
and  rate  of  development  which  are  peculiar  to 
the  Township  of  North  York. 

5.  Report  on  the  administrative  procedures  3  (c) 

currently  in  use  by  the  North  York  Planning 
Department . 

6.  Report  on  the  current  work  load  of  the  3  (d) 

Planning  Department  as  to  amount  and  as 

to  whether  such  work  load  will  or  should 
be  increased,  decreased  or  otherwise  changed. 

7.  Report  on  the  effect  of  municipal  and  other  3  (e) 

development  policies  on  the  administration 

of  certain  aspects  of  the  Planning  Department 
program  and  the  resultant  time  factors 
involved  therein. 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 


104  -  117 

104  -  109 


118  -  187 


127  -  130 


131  -  187 


118  -  130 


170  -  180 
an  d  various 
other  paragraphs 


Original 
term  of 
reference 
number 


8.  A  general  report  on  the  usefulness  and  7  (a) 

purpose  of  planning  studies  and  their 
relationship  to  the  implementation  of  a 

planning  and  development  program  at  the 
municipal  level . 

9.  The  relative  merits  of  planning  studies  7  (b) 

prepared  by  Consultant  Planners  and/or 

Planners  of  the  North  York  Planning 
Department . 

10,  A  report  on  the  manner  in  which  planning  7  (c) 

studies  might  be  received  and  considered 

by  the  North  York  Planning  Board, 

11.  A  report  on  municipal  implementation  of  7  (d) 

acceptable  proposals  contained  in 

planning  studies. 


12.  A  report  on  the  steps,  if  any,  that  should  9  (a) 

be  taken  by  the  North  York  Planning 
Department  and  the  North  York  Planning 
Board  and  Municipal  Council  to  evaluate 
the  economics  of  proposed  forms  of 
development  and  to  adapt  conclusions  and 
recommendations  to  conform  with  the  economic 
factors  involved. 


RELATIONSHIPS  WITH  OTHER  ORGANIZATIONS 


1.  Relationship  of  the  North  York  Planning 

Board  to  :  1  (c) 

i)  Community  Planning  Branch,  of  the 
Ontario  Department  of  Municipal 
Affairs . 

ii)  Metropolitan  Toronto  Planning  Board. 


Paragraphs 
in  which 
findings  and 
recommendations 
appear . 


181  -  187 


184  -  187 


181  -  187 


243  -  245 


177  -  180 


188  -  213 


214  -  215 


iii) 


Municipal  Council 


218  -  220 


Original 
term  of 
reference 
number 


2.  Relationship  between  the  North  York  2  (a) 

Planning  Board  and  the  Ontario  Municipal 

Board,  with  recommendations  for  its 
improvement . 

3.  Relationship  between  Township  Council  2  (b) 

and  the  Ontario  Municipal  Board,  with 
recommendations  for  its  improvement. 

4.  The  steps  that  should  be  taken  by  the  2  (c) 

Municipality  with  respect  to  the 
recommendations  of  the  Chairman  of  the 

Ontario  Municipal  Board  as  contained  in 
O.M.B.  decisions  on  certain  zoning 
situations  over  the  past  two  or  three 
years . 

Comments 


The  above  terms  might  be  reworded  so  as 
to  confirm  that  the  review  will  be 
directed  primarily  towards  making 
recommendations  for  improvement 
within  the  present  legislative  frame¬ 
work  rather  than  for  changes  in  the 
present  legislation.  However,  some 
changes  in  legislation  might  be  recommended 
if  it  is  found  that  certain  legislation 
interferes  with  the  planning  and  develop¬ 
ment  function. 

The  Committee  of  Adjustment,  Central 
Mortgage  and  Housing  Corporation  and  other 
government  and  private  organizations 
affected  by  planning  might  be  included 
under  item  1  (c)  . 

5.  Report  on  the  responsibilities  of  the  3  (f) 

Planning  Department  staff  to  give  evidence 
on  planning  matters  before  the  Ontario 
Municipal  Board  and  the  Courts. 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 

22  1  -  23  2 


22  1  -  232 


234 


239 


235  -  238 


Original 
term  of 
reference 
number 


Paragraphs 
in  which 
findings  and 
recommendations 
appear 


6.  A  report  on  the  merits  of  a  public  7  (e) 

relations  program  to  explain  planning 

studies  and  planning  and  development 
programs  to  the  residents  of  the 
municipality . 

7.  A  report  on  ways  and  means  that  might  7  (f) 

be  used  to  solicit  and  obtain  the  support 

for  such  programs  from  Community  and 
Ratepayers'  Associations  and  the  public 
generally . 


240  -  25Q 


240  -  250 


APPENDIX  II 


FULL  TEXT  OF  PARAGRAPHS  OF  PLANNING 
DEPARTMENT  REPORTS ,  EXCERPTS  OF 
WHICH  APPEAR  IN  THE  REPORT 


The  Planning  Department's  Submission  to  the 

Community  Planning  Branch  of  April  19,  1962 
(Section  8) 

It  is  the  intent  that  this  Municipality  will,  through  the  procedures  of 
Township  Council  and  Planning  Board,  within  the  limits  of  existing  legislation, 
maintain  such  architectural  and  other  control  over  subdivision  and  development 
proposals  as  may  be  considered  necessary  by  the  Municipality  to  ensure  that 
development  is  compatible  with  existing  and  proposed  development  in  the 
general  area.  On  this  basis,  the  Municipality  will  review  the  zoning  on  any 
parcel  of  land  upon  receipt  of  applications  from  property  owners,  or  on  its 
initiative,  and  will  permit  development  most  suitable  for  that  parcel  of  land 
and  the  area  surrounding.  For  example,  those  lands  fronting  on  concession 
roads,  or  adjacent  to  commercial  or  industrial  development  or  for  other  reason 
better  suited  to  multiple  family  dwelling  development,  will  not  likely  continue 
to  be  restricted  to  single  family  dwelling  development." 

Planning  Department  Report  to  the  Planning 
Board  of  October,  1958 


The  existing  plans  deal  almost  exclusively  with  the  land  use  aspect 
of  the  official  plan.  The  Ontario  Planning  Act  contemplates  a  more  extensive 
type  of  plan  as  envisaged  by  the  following  statement  therefrom  : 

'In  defining  the  scope  and  general  purposes  of  an  official  plan,  the 
Minister  shall  have  regard  among  other  matters  to  the  requirements  of 
the  planning  area  for  drainage,  land  uses,  communications  and  public 
services.'  (Section  2(6)). 

It  follows  that  much  more  than  land  use  should  be  incorporated  into  a  North 
York  official  plan.  It  should  include  such  matters  as  an  economic  study  of 
future  population  growth,  transportation  facilities  ,  including  public 
transportation,  the  provision  of  municipal  services  and  other  similar  community 
facilities  and  amenities." 

The  Planning  Board's  Report  to  Council  of  April  11,  1963 

"  A  complete  official  plan  concerns  many  subjects  other  than  zoning  or 

land  use,  as  will  be  outlined  later.  As  such,  an  official  plan  does  not  'provide 
protection'  for  the  ratepayers  but  rather  explains  to  the  ratepayer  (and  to  the  land 
developer  as  well  as  others)  what  the  municipality's  policy  is  with  respect  to 
development  and  other  matters.  One  should  reasonably  expect  to  be  able  to 
anticipate  Council's  decision  on  many  matters  by  reference  to  the  official  plan." 
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ONTARIO  DEPARTMENT  OF  MUNICIPAL  AFFAIRS 


Memo  to  :  A.R.  Schmidt,  Supervisor, 

Zoning  Section 


Date: 

W.  File: 


From  :  G.K.  Bain,  Supervisor, 

Official  Plans  Section. 


O .  M .  B .  File  No  . : 


MUNICIPALITY: 

RESTRICTED  AREA  BY-LAW  NO: 


Our  comments  on  this  By-law  are  as  follows  : 


This  by-law  is  within  a  municipality  not  affected  by  an  official  plan 
at  this  time . 

This  municipality  is  partially  covered  by  an  official  plan  but  this 
by-law  does  not  fall  within  the  affected  area. 

This  municipality  is  affected  by  an  official  plan  but  it  does  not  cover 
matters  expressed  in  the  by-law. 

This  by-law  appears  to  conform  with  the  official  plan  covering  this  area. 

This  by-law  would  appear  to  conform  to  the  official  plan  provided 
amendment  No.  is  approved. 

The  conformity  of  this  by-law  seems  questionable  for  reasons  expressed 
below  : 


APPENDIX  IV 


CATEGORIES  AND  NUMBER  OF  SUBDIVISION  FILES 


CLOSED  IN  1962 


Category  No 

Normal  (where  due  regard  has  been 

paid  to  surrounding  land  use,  existing 

area  studies  and  services  are  available)  9 

Change  in  ownership  during  processing  2 

Area  study  necessary  before  processing  7 

Application  referred  by  applicant  to 
O.M.B.  4 

Inadequate  services  and  schools  4 

Files  closed  due  to  inactivity  on 

part  of  applicant  _8 

Total  34 


Per  Cent 

all  files 


26 

6 

21 

12 

12 

23 

100 


Per  Cent 
active  files 


35 

28 

27 

15 

15 


100 
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